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WHAT  IS FORM BASED HYBRID ZONING?  

and  

HOW TO USE THIS ORDINANCE  

(THIS  FORWARD IS  PROVIDED FOR EXPLANATORY PURPOSES ONLY AND IS  NOT TO BE 

INTERPRETED AS REGULATIONS)  

 

The concept of Form Based Hybrid Zoning is not new.  Saratoga Springs, New York has 

incorporated a hybrid form for a select district within their community. Form based codes 

are helpful when creating a sense of place and the attention to the public realm and a 

walkable environment, which is a desire of the city of Van. The benefit of a hybrid to Van is 

that it allows the benefits of a form -based code, without the expense and time requirement 

of a detailed regulating plan. It also allows a simplified version of Euclidian Zoning utilizing 

the ñzonesò that are created in the cityôs comprehensive plan as Quality- of - Life Areas and 

associated overlays.  

 

This  ordinance  provides  that base zoning districts be established within the city limits that follow the 

boundaries of the Quality -of-Life Areas detailed in the ci tyôs comprehensive plan. Those districts have 

standards that identify the space those improvements may take place within. Those standards are in a 

Table of Dimensions, Densities, and Access Standards that identifies Build to Lines, Height Regulations, 

Setb ack Regulations, Maximum and Minimum Densities, Lot Coverage Ratios, and Pedestrian and 

Vehicular Access Standards. There is also a Table of Allowable Uses that identifies the various uses and 

activities allowed in the various zones, including any parking standards.  

 

So, a property owner interested in developing their property will identify their parcel, or parcels on the 

cityôs Zoning Map to determine the zoning district they are within. The owner then will look at the Table of 

Dimensions, Densities, and Access Standa rds to determine where they may place their intended 

improvements. They can then see if their intended use is allowed by looking at the Table of Allowable 

Uses.  

 

A person interested in developing, but without an identified property, can look at the Table of Allowable 

Uses, find their intended use and see which districts the intended use is allowed within. They can then 

look at the Zoning Map and see where those districts are that allow the desired use. They can then identify 

the parcels that meet their nee ds, based upon the constraints of the Table of Dimensions, Densities, and 

Access Standards.  

 

If a person is unable to find a parcel that meets their intended objectives, they may seek a zoning change 

for the parcel to a district that allows their intended uses, or they may seek the establishment of, or 

extension of an overlay that authorizes the intended use.  
 

This  ordinance  creates seven Zoning  Districts  in  the  City  of Van.  The Town District has 4 possible 

Overlay Districts, the Corridor District has 4 Ov erlay Districts, and the Connector District has 3 Overlay 

Districts.  

 
Á Rural  

Á Nature  

Á Town  

Á Downtown  

Á Corridor  

Á Connector  

Á I -20  
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In  addition  to  the  districts and their representative standards, there are General Standards established in 

the ordinance. standards  contained  in  each  component;  general  zoning  standards  are  identified  in  this  

code.   

¶ Allowable Uses  (Article  IV)  
Á Dimensional Standards  (Article  VI)  

Á Architectural  Standards  (Article  VIII)  
 

These  General  Standards  contain  general  rules  applicable  to  all  zoning  districts.   

 

The combination  of  the  Form Based Hybrid  Zoning  District  rules and the General  

Standards , which  provides       general  standards  for  all  districts,  constitutes  the  Zoning  

Standards for  land  within  the  City  of  Van.  

 

To obtain  a building  permit,  a building  permit  application  must  be  completed  and  submitted  to  the  

Permits  Division.  The application  is reviewed  for  compliance  with  the  Zoning  Standards  and  the  

Building  Standards  (refer  to  the  Permits  Division  for  a copy  of  the  most  recently  adopted  Building  

Standards).  
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ORDINANCE  NO.  _______________  

 

AN ORDINANCE OF THE CITY OF VAN, TEXAS, AMENDING ORDINANCES 

_______________________________________  AS AMENDED, IN THEIR ENTIRETY; 

ADOPTING A FORM BASED HYBRID ZONING  the  ORDINANCE; PROVIDING ZONING 

DISTRICTS, ZONING REGULATIONS,  AND STANDARDS FOR THE DEVELOPMENT AND 

USE OF LAND W ITHIN THE CITY;  PROVIDING  THE  ADOPTION  OF AN  OFFICIAL  

ZONING  MAP;  PROVIDING  SEVERABILITY, OPEN MEETINGS AND EFFECTIVE DATE 

CLAUSES; PROVIDING  PENALTIES;  AND  PROVIDING  FOR  RELATED  MATTERS.  
 

 
ZONING  ORDINANCE  

 

WHEREAS, included  purposes  of  this  ordinance  are  to  implement  the  goals  of  the  Comprehensive  

Plan,  to  assist  in  the  creation  of  a positive  and equitable built environment , to  maintain  and  

improve  the  quality  of life, to add diversity to and protections for our neighborhoods, to 

increase economic  development  and  tax  revenue,  to  benefit  job  creation,  to  maintain  and  protect  

the  attractiveness  of our community, to maximize the potential of the U. S. Interstate Highway 

20 interchanges, to aid in the  creation  of  a walkable environment with destinations, , protect  property  

values,  and  provide  for  the  public  health,  safety  and  welfare;  

 

WHEREAS, the  ordinances  of  the  City  establishing  zoning  districts  within  the  City  limits  should  be 

flexible  to  meet  the  changing  needs  of  the  City  and  its  commerce  and  economy;  
 

WHEREAS, this ordinance creates contextually adaptive zoning standards to increase the  

effectiveness  of  zoning  districts  by  broadening  the  scope  of  uses  while  creating  more  choices  for  

form  integrated  zoning  decisions  through  the  incorporation  of  site  and  architectural  standards;  

 

WHEREAS,  a purpose  of  this  ordinance  is to  provide for a diversity of residential choices in the city 

in locations that are compatible with the existing character of the areas the improvements are 

contemplated within .  

 

WHEREAS, a purpose  of this  ordinance  is to  streamline  the  development  process  by  adding  more  

administrative  flexibility  and  by  creating  better  defined  standards  that  can  be easily  understood  

and  objectively  enforced;  

 

WHEREAS,  a purpose  of  this  ordinance  is to  maintain  and  improve  high  standards  of  development  

while  creating  greater  variety  to  the  community fabric;  

 

WHEREAS, additional purposes of this ordinance are to stimulate economic development by  

creating more effective zoning standards with greater available options, by creating a more  

diversified  work  force  through  the  creation  of  more  housing  alternatives,  by  establishing  standards  

that  wil l add  greater  certainty  to  development  expectations,  and  by  establishing  high  standards  

that  will  improve  quality  of  life  and  the  work  environment  thereby  making  the  community  more  

attractive  for  business  development  and  growth;  

 

NOW THEREFORE, BE IT  ORDAINED  BY THE CITY COUNCIL  OF THE CITY OF VAN,  TEXAS,  THAT:  
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ARTICLE  I  -  GENERAL  

SECTION  1:  AUTHORITY  

This  ordinance  is adopted  pursuant  to  the  police  powers  of  the  City  of  Van  and  under  the  

authority  of  the  State of Texas,  the  Constitution  and  general  laws  of  the  State  of  Texas,  including,  

but  not  limited  to,  Chapter  211,  Texas  Local  Government  Code .  

 

SECTION  2:  TITLE  

This ordinance shall be known, and may be cited, as the Form Based Hybrid Zoning Ordinance, or 

Zoning  Ordinance  of  the  City  of  Van,  Texas.  

 

SECTION  3:  GENERAL  PURPOSE  

(a)  The general  purposes  of  this  ordinance  are  as follows:  

Á To ensure progress towards meeting the goals and visions of the City of Van as 

expressed in the City of Van Comprehensive Plan adopted November 11, 2021.  

Á To provide  reasonable  regulations  and  requirements  to  protect,  preserve,  improve  and  

provide  for  the  health,  safety  and  general  welfare  of  the  present  and  future  citizens  of  

the  City;  

Á To establish a framework of zoning guidelines and criteria that will provide for and  

support  the  development  of  a quality  living  and  work  environment, while respecting 

nature in our land use and development actions;  and  

Á To incorporate provisions requiring all future development and redevelo pment to  

provide a compatible plan for residential, civic, community services, commercial and  

industrial  uses,  while  providing  reasonable  protections  for  both  the  public  and  persons  

having  an  ownership  interest  in  property  affected  by  these  regulations.  

(b)  This  ordinance  should  be administered  and  applied  consistent  with  its  terms  and  

provisions  to serve general purposes and to result in development superior to that otherwise 

achievable  and  that  will  promote  the  following  additional  purposes:  

(1)  Assist  the  safe,  orderly,  healthful  and  coordinated  development  of  the  City;  
(2)  Conserve  existing  and  future  neighborhoods;  

(3)  Protect  the  value  of  real  property  throughout  the  community;  

(4)  Conserve,  develop,  protect,  and  utilize  natural  resources,  as appropriate  and  

consistent  with  the  public  interest,  to  enhance  the  preservation  of  the  environment;  

(5)  Protect and preserve places and areas of historical and cultural importance and  

significance  to  the  community;  

(6)  Provide  a convenient,  safe,  and  efficient  pedestrian environment offering every citizen 

equitable access to all improved areas of the city while lessening vehicular congestion.   

(7)  Facilitate the adequate and efficient provision of transportation, water, wastewater,  

schools,  parks,  emergenc y and  recreational  facilities,  and  other  public  requirements;  

(8)  Promote economic development through an efficient and practical means by which  

development  will  promote  a prosperous  economic  environment;  

(9)  Promote compatible residential, commercial and industrial uses to harmoniously relate  

to future development and redevelopment to the existing community and facilitate 

the  development  of  adjoining  properties;  

(10)  Standardize the procedure and requirements for zoning, building permits, and  

certificates of oc cupancy to provide administrative efficiency and protect property  

owner  rights;  and  

(11)  Provide  an  opportunity  and  venue  for  the  appropriate  reconciliation  of  any  differences  

of  interest  among  property  owners,  developers,  neighborhoods  and  the  City.  
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(12)  Help  the  region  retain  its  natural  features  and  visual  character  derived  from  

topography,  woodlands,  agricultural lands and activities, creeks, lakes and other 

aquatic environments.  
(13)  Provide  growth  opportunities  that  encourage  infill  and  redevelopment.  

(14)  Enable  transportation  corridors  to  be planned  in  coordination  with  land  use.  

(15)  Distribute  affordable  housing  to  match  job  opportunities  and  avoid  undue  

concentrations.  

(16)  Preserve  greenbelt  corridors,  floodways,  buffer  zones,  and  help  connec t 

neighborhoods.  

(17)  Create  neighborhoods  and  regional  centers  that  are  compact,  pedestrian -oriented,  

and  mixed -use.  

(18)  Enable  ordinary  activities  of  daily  living  to  occur  within  walking  distance  of  

many  dwellings,  allowing  independence  to  those  who  do  not  drive.  

(19)  Provide interconnected networks of thoroughfares to disperse traffic and reduce 

the  length  of  automobile  trips.  

(20)  Provide  a range  of  housing  types  and  price  levels  within  neighborhoods  to  

accommodate  diverse  ages  and  incomes.  

(21)  Integrate  civic,  inst itutional,  and  commercial  activity  with  town  centers,  not  

isolated  in  single -use  complexes.  

(22)  Provide  for  open  space  including  parks,  squares,  and  playgrounds  within  

neighborhoods . 

(23)  Create quality buildings and landscaping that contribute to the physical definition 

of  thoroughfares  as civic  spaces.  

(24)  Planning for the pedestrian  first and  allowing pedestrian -oriented  design to dictate the 

spatial  form  of  public  space.  

(25)  Create  architectural  standards  and  landscape  design  to  reflect  local  climate,  

topography,  history,  and  building  practice.  

(26)  Encourage  civic  buildings  and  public  gathering  places  to  be provided  at  locations  

that  reinforce  community  identity.  

 

SECTION  4:  JURISDICTION  AND  INTENT  
The requirements of this ordinance shall apply to all property within the City; provide for the  

implementation of site development regulations; provide a voluntary guide for the development  of  

property  within  the  extraterritorial  jurisdiction  in  order  that  such  property  may  be dev eloped  in  

a manner  consistent  with  neighboring  areas  and  existing  or  planned  infrastructure;  and  be 

construed and applied in a manner to give effect to the City of Van Comprehensive Plan.  The  

development  of  land  within  the  City  limits  should  be of  a quality  to  carry  out  the  purpose  and 

spirit of the policies expressed in the Comprehensive Plan and in this ordinance, rather than  be 

limited  to  the  minimum  standards  required  herein.  

 

SECTION  5:  FINDINGS  

The findings and recitations set out above are found to be true and correct and are hereby  

adopted by the City Council as findings of fact made a part hereof for all purposes. The City  

Council further finds and determines that the terms and provisions of this ordinance are  

reasonable,  necessary  and  req uired  to  protect  the  public  health,  safety  and  general  welfare  of  

the  City  and  its  residents.  

 

SECTION  6:  DEFINITIONS  

The following  words,  terms  and  phrases,  when  used  in  this  ordinance,  shall  have  the  meanings  

ascribed to them in this section, except where the context clearly indicates a different meaning.  

Words  used  in  the  present  tense  include  the  future  tense.  Words  used  in  the  plural  include  the  
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singular, and words in the singular include the plural. The word "shall" is always mandatory.  

The word  "herein"  means  in  this  ordinance.  The word  "regulations"  means  the  provisions  of  any  

applicable  ordinance,  rule,  regulation  or  policy.  The word  ñperson" means  any  human  being  or  

legal  entity  and  includes  a corporation,  a partnership,  and  an  incorporated  or  unincorporated  

association.  The words  ñused or  occupiedò as applied  to  any  land  or  building  shall  be construed  

to  include  the  words  intended,  arranged,  or  designed  to  be used  or  occupied.  

 

Access  means  a way  of  approaching  or  entering  a property.  
 

Accessory  Building  or  Accessory  Structure  means:  

An accessory building / structure is incidental to and customarily  associated  with  a specific  

principal  use  or  principal  building  on  the  same  site,  attached  to  or       detached  from  the  main  

building.  
 

Accessory  Use  means  a use  on  the  same  lot  or  tract  of  land  and  of  a nature  customarily  incidental  

and  subordinate  to  the  principal  use.  

 

Accessory  Dwelling Unit means  an incidental building/structure on a parcel that may or may not be 

attached to the principal structure, is on  the  same  lot  or  tract  of  land  and  serves a residential use.  

 

Accessory  Commercial Unit means  an incidental building/structure on a parcel that may or may not 

be attached to the principal structure, is on  the  same  lot  or  tract  of  land  and  serves a commercial use.  

 

Adjacent  means  abutting,  directly  connected  to,  bordering  or  across  a public  ROW.  

 

Alley  means  a minor  right -of -way,  dedicated  to  public  use,  which  gives  a secondary  means  of  

vehicular  access  to  the  back  or  side  of  properties  otherwise  abutting  a street,  and  which  may  

be used  for  such  access  or  for  public  utility  purposes.  

 

Alternative Review Procedure means the procedures set forth in Section 20B that modify  

the plan or plat application review process as described in Section 20B of the Subdivision  

Ordinance.  

 

Animals  means  as designated  in  Ordinance  Number  ____________or  any  future  amendments.  
 

Animal Boarding means a commercial enterprise for lodging and feeding of more than five  

animals  for  a specified  period  or  time  where  those  animals  are  not  owned  by  the  land  owner  or  

lessee.  

 

Antenna  means  any  exterior  apparatus  designed  for  telephonic,  radio  or  television  

communications through the sending and/or receiving of electromagnetic waves including  

equipment  attached  to  a tower,  building,  or  other  structure  for  the  purpose  of  providing  personal  

wireless  services.  Antennas  include  the  following  types:  

(a)  Omni -Directional (or ñWhipò) Antenna. Receives and transmits signals in a three hundred  

sixty  (360)  degree  pattern,  and  which  is up  to  fifteen  (15)  feet  in  height  and  up  to  four  

inches  in  diameter;  

(b)  Directional  (or  ñPanelò) Antenna.  Receives  and  transmits  signals  in  a directional  pattern  

typically  encompassing  an  arc  of  one  hundred  twenty  (120)  degrees;  

(c)  Parabolic  (or  ñDishò) Antenna.  A bowl -shaped  device  that  receives  and  transmits  signals  in  a 

specific  directional  pattern;  

(d)  Ancillary  Antenna.  An antenna  that  is less than  twelve  (12)  inches  in  its  largest  dimension  and 

that is not directly used to provide personal wireless communication services. An  example  

would  be a global  positioning  satellite  antenna  (GPS);  
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(e)  Other.  All other transmitting or receiving equipment not specifically described in this  

ordinance  which  most  closely  resembles  such  equipment.  

 

Apartment  House  (Apartments)  means  any  building,  or  portion  thereof,  which  is designed  or  

occupied  as the  home  or  residence  of  three  (3)  or  more  households  living  independently  of  each  

other  and  doing  their  own  cooking  in  the  said  building,  and  shall  include  flats  and  other  multi -  

family  dwellings.  

Applicant  means  a person  applying  for  zoning  approval, a building permit, or a subdivision 

application with the city of Van.  

 

Approval  means  the  final  approval  in  a series  of  required  actions.  For  instance,  the  approval  

date  of  a zoning  application  requiring  approval  of  the  Commission  and  then  the  Council  is the  

date  of  Council  approval.  

 

Assisted  living . A facility  providing  residence,  supervision  and  daily  assistance  for  individuals,  

with  common  dining  and  recreational  areas  designed  for  the  needs  of the  mobility impaired.  

Services  in  these  establishments  include  assistance  with  routine  living  functions  that  are  non -

medical  in  nature,  such  as dressing,  grooming,  bathing,  and  social  and  recreational  services,  

such  as meal  services,  transportation,  housekeeping,  linen,  and  organized  social  activities.  An 

assisted  living  facility  may  include  an adult  daycare  as an accessory  use.  In  addition, portions of 

the facility may be utilized for independent living without assistance.  However,  independent  

living  may  not  be a standalone  use.  

 

Attendant  Documents  means  materials  needed  to  address  the  specific  requirements  of  this  

ordinance  which  the  applicant  feels  necessary  to  explain  the  submittal.  

 

Bar  means  an  establishment  where  seventy - five  percent  (75%)  or  more  of  monthly  gross  revenue  

sale  is alcoholic  beverages.  

 

Backage  Road  means  a road  that  runs  parallel  to  or  alongside  a street  and that  provides  the  main  

point  of  access  to  property.  

 

Board  means  the  Board  of  Adjustments  of  the  City  of  Van,  Texas.  
 

Board  of  Adjustments  means  a quasi - judicial  body  appointed  by  the  Council  which  interprets  

the  provisions  of  this  ordinance  as provided  by  state  law.  

 

Boarding  House  means  a building  other  than  a hotel  occupied  as a single  housekeeping  unit  

where  lodging  or  meals  are  provided  for  persons  for  compensation,  pursuant  to  previous  

arrangements  for  definite  periods,  but  not  to  the  public  or  transients.  

 

Buffer  Zone  means  a vegetated  area  adjacent  to  a creek,  river,  or  natural  drainage  way  that  is 

required  to  be free  of  impervious  cover  and  in  which  Development  is restricted  as provided  in  

Section  _______  of  the  Subdivision  Ordinance.  

 

Build to Line means a line or lines designating the location on a lot where a structure shall 

be erected. The façade located on a Build to Line may or may not contain the primary entrance 

of the building, and the Build to Line may be specified for front, side, rear faca des, and 

required height of the buildings.  
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Building  means  any  permanent  structure  built  for  the  shelter  or  enclosure  of  persons,  animals,  

chattels  or  property  of  any  kind,  which  is permanently  affixed  to  the  land  and  has  one  or  more  

floors  and  a roof.  

 

Building  Envelope  means  the  area  on  a lot  that  encompasses  all  development  including  but  not  

limited  to  structure  and  associated  setbacks,  decks,  pools,  parking,  grading,  and  other  similar  

improvements.  

 

Building Front (a.k.a. Front Primary Building Façade) means the side or sides of the  

building  facing  a street  with  a door  or  other  primary  frontage  features.  

 

Building  Height  see Height.  

 

Building Setback Line means a line or lines designating the limit of the area of a lot where  

structures may be erected. The building lines generally provide the boundaries of the  

permissible  building  footprint  on  any  given  lot  and  no  structure  or  building  shall  be erected  

between  a building  setback  line  and  the  corresponding  lot  line.  The building  line  does  not  apply  

to  building  projections,  e.g.,  eaves,  awnings,  window  boxes,  and  porch  overhangs  that  do not  

extend  further  that  24ò from  the  building  line  or  other  projections  as specifically  stated  herein.  

 

Building Setback Line, Front means a line or lines designating the minimum distance the  

front wall of a structure is required to be from the front property line. The front wall shall be  

considered  to  be the  wall  or  walls  on  the  side  of  the  house  where  the  front  door  is located.  For  

reverse  frontage  lots  where  the  front  and  rear  of  the  house  face  a street,  both  frontages  shall  

be considered  the  front  for  purposes  of  establishing  the  building  setback  and  the  exterior  wall  

building materials.  The building line does not apply to building projections, e.g.,  eaves, awnings,  

window  boxes,  and  porch  overhangs  that  do not  extend  further  than  two  feet  from  the  building  

line  or  other  projections  as specifically  stated  herein.  

 

Building Permit means a permit issued by the City of Van which is required prior to  

commencing  construction  or  reconstruction  of  any  structure.  

 

Caliper means the trunk diameter of a tree at four (4) feet above natural grade for existing  

trees for the purp oses of a tree survey. Caliper means the trunk diameter of a tree at twelve  

(12")  inches  above  natural  grade  for  new  trees.  

 

Carrier  means  a company  that  provides  wireless  services  for  a fee  directly  to  the  public,  or  to  

such  classes  of  users  as to  be  effectively  available  directly  to  the  public,  regardless  of  the  facilities  

used.  

 

Centerline  of  a  Waterway  means  a line  that  follows  the  lowest  cross - sectional  elevations  of  

the  waterway.  If  not  readily  discernible,  the  centerline  shall  be determined  by  (first)  the  low  

flow  line,  or  (second)  the  center  of  the  two  (2)  year  flood  plain.  

 

City  means  the  City  of  Van,  Texas.  
 

City Building Official means a member of City staff who has the duty of administering this  

ordinance.  

 

City  Council  or  Council  means  the  Van  City  Council.  

 

City  Engineer  means  the  City  Engineer  for  the  City  or  his/her  designated  representative.  
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City  Limits  means  within  the  incorporated  boundaries  of  the  City.  

 

City Administrator means the chief administrative officer of the City of Van , Texas as 

appointed by the City Council, or his/her  authorized  designee.  

 

City  Staff  means  the  officers,  departments,  employees,  and  agents  of  the  city  assigned  and  

designated  from  time  to  time  by  the  City  Administrator  and/or  Council,  including  but  not  limited  

to the Director  of  Planning,  to  review,  comment  and/or  report  on  zoning  applications.  

 

City  Standard  Details  and  Specifications  means  a collection  of  City  approved  drawings  and  

technical data, as amended from time to time, representing typical drainage, transportation,  

erosion  & sedimentation  control,  and  utility  appurtenance  standards.  

 

Clinic  means  an  establishment  where  patients,  who  are  not  lodged  overnight,  are  admitted  for  

examination  and  treatment  by  a group  of physicians  practicing  medicine  individually  or  collectively.  

 

Club means a building or portion thereof or premises owned or operated by a corporation,  

association,  person  or  persons  for  a social,  educational  or  recreational  purpose,  but  not  for  profit  

or  to  render  a service  which  is customarily  carried  on  as a business.  

 

Co- location  means  the  use  of  a single  support  system  on  the  ground  by  more  than  one  carrier  

(vertical  co- location)  and/or  several  support  systems  on an existing  building  or  structure  by  more  

than  one  carrier.  

 

Commercial  Motor  Vehicle  means  a motor  vehicle  or  combination  of  motor  vehicles  used  

to  transport  passengers  or property  that:  

(a)  has  a gross  combination  weight  rating  of  17,000  or  more  pounds,  including  a towed  

unit  with a  gross  vehicle  weight  rating  of  more  than 10,000  pounds;  
(b)  has  a gross  vehicle  weight  rating  of  17,000  or  more  pounds;  

(c)  is designed  to  transport  16  or  more  passengers,  including  the  driver;  or  

(d)  is transporting  hazardous  materials  and  is required  to  be placarded  under  49  C.F.R.  

Part  172,  Subpart F.  

 
Commission  means  the  Planning  and  Zoning  Commission  of  the  City  of  Van.  

 

Construction  Plans  mean  the  maps,  drawings,  plans  and  specifications  indicating  the  

proposed  location  and  design  of  improvements  to  be installed  as part  of  a development.  

 

Contiguous  means  adjacent  property  whose  property  lines  are  shared  or  are  separated  by  

only  a street,  alley,  easement  or  right -of -way.  

 

Controller  means  an electric  timing  device  that  operates  each  zone  of  an irrigation  system  for  a 

preset  time  and  frequency.  Water  conservation  features  include  cycle  and  soak  (multiple  cycle),  

rain  sensor  capability  and  a water  budget  feature.  

 

Cosmetic  services  means  the  retail  services  focused  on  matters  of  personal  cosmetic  health  

and  beauty  which  are  typically  elective  in  nature,  such  as but  not  limited  to  hair  and  nail  salons,  

spas,  massage  therapy,  waxing,  permanent  makeup  (meaning  producing  designs  that  resemble  

makeup such as eye lining and enhancing colors to the skin of the face, lips and eyelids),  

microblading,  microdermabrasion,  Botox , chemical  peels,  facials,  tanning,  eyelash  extensions,  

and  eyebrow  threading.  This  definition  does  not  include  tattoo  or  piercing  shops.  
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Corner  Lot  means  a lot  located  contiguous  to  the  intersection  of  two  (2)  or  more  streets.  

 

Council  means  the  City  Council  of  the  City  of  Van.  

 

County  means Van Zandt  County.   

 

County  Appraisal  District  means  the  Van Zandt  County  Appraisal  District.   

 

Critical Root Zone means a circular area centered around the trunk of a Significant Tree, equal  

to  one  (1ô)  foot  in  radius  for  each  one  (1ò)  inch  Caliper.  

 

Dark  Sky  means  the  use  of  lighting  in  a way  that  directs  the  light  source  away  from  the  sky  in  

order  for  the  night  sky  to  remain  relatively  free  of  interference  from  artificial  light.  This  type  of  

lighting  is in  compliance  with  the  International  Dark  Sky  Association  standards.  

 

Day  Care  Center  means  a child  care  facility  that  provides  care  less  than  24  hours  a day  for  more  

than  twelve  (12)  children  under  age  fourteen  (14)  and  licensed  by  the  State  of  Texas.  

 

Developed  Area  means  the  area  of  the  lot  or  tract  of  land  utilized  for  a development.  When  

the lot is not proposed for full development and is anticipated to have additional phases of  

development,  such  area  includes  all  portions  of  the  lot  necessary  for  the  proposed  phase  of  the  

development.  Such area includ es all proposed structures, parking areas, setbacks, landscaping,  

utilities,  drainage  facilities  (including  detention  and  water  quality  ponds),  outdoor  storage  areas,  

recreational areas, and any other improvements or uses associated with the proposed  

development  phase.  

 

Developer means the legal owner or lessee of land to be improved and/or subdivided or  

authorized  representative  of  any  such  owner  or  lessee.  

 

Development  means  the  construction  or  placement  of  any  buildings,  utilities,  access,  roads,  

parking  facilities,  driveways  or  other  structures  or  physical  improvements,  excavation,  mining,  

dredging,  grading,  filling,  clearing  or  removing  vegetation,  and  the  deposit  of  refuse,  waste  or  

fill. Lawn and yard care, including mowing of tall weeds and grass, gardening, tree care and  

maintenance, removal of trees or other vegetation damaged by natural forces, and ranching  

and farming shall not constitute development. Utility, drainage, and street repair, and any  

constru ction  maintenance  and  installation  which  does  not  require  land  disturbance  or  result  in  

additional  impervious  cover  shall  also  not  constitute  development.  

 

Director  of  Planning  and  Community  Development  or  Director  of  Planning  means  the  

Director  of  Planning  and  Community  Development  for  the  City  or  his/her  designated  

representative.  

 

District  means  a zoning  district  as described  herein,  which  is a part  of the City of Van, Texas.  

 

Disabled or Disability means a physical or mental impairment which subs tantially limits  one 

or more major life activities; a record of such impairment; or being regarded as having  such  

an  impairment,  but  does  not  include  current,  illegal  use  of  a controlled  substance.  

Dog Park means a facility set aside for dogs to exercise and play off - leash in a controlled  

environment  under  the  supervision  of  their  owners.  

 

Double  Frontage  Lot  (see  Reverse  Frontage  Lot)  

 

Drainageway  (see  Waterway)  
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Drive  Approach  means  a paved  surface  connecting  the  street  to  a front  lot  line.  

 

Driveway  means  any  vehicular  driving  surface  connecting  a drive  approach.  

 

Dry  Utility  means  improvements  placed  or  installed  for  the  purpose  of  producing,  generating,  

transmitting,  selling  or  furnishing  electric,  telecommunications,  natural  gas,  or  propane  service  

from a utility provider. This definition does not include improvements installed for the purpose of  

distributing potable or non -potable water, collecting and treating wastewater/sewage, or  

conveying  rainfall  runoff.  

 

Dwelling  means  any  building  or  portion  thereof  which  is designed  for  or  used  exclusively  for  

residential purposes, including single - family, two - family and multi - family dwellings, boarding 

houses, but not  including  hotels,  motels , campers,  trailers,  or  other  similar  structures.  

 

Dwelling,  Accessory  means  a secondary  dwelling  unit  built  on a legal  lot  in  addition  to  a principal  

dwelling  unit  or  primary  residence.  

 

Dwelling  Unit  means  a residential  unit  designed  to  accommodate  one  (1)  household  for  living,  

sleeping,  eating,  cooking  and  sanitation.  
 

EIA  means  Electronic  Industries  Association.  

 

EIA -222  means  Electronics  Industries  Association  Standard  222,  ñStructural Standards  for  Steel  

Antenna  Towers  and  Antennas  Support  Structures.ò 

 

ETT  (Electric  Transmission  Tower)  means  a self -supporting  structure  in  excess  of  50  feet  (15  

meters)  in  height  designed  to  support  high  voltage  electric  lines.  This  does  not  include  local  utility  

or  distribution  poles  (with  or  without  transformers)  designed  to  provide  electric  service  to  individual  

customers.  

 

Easement means that portion of land or property reserved for present or future use by a  

person or agency other than the legal fee owner(s) of the property.  The easement shall be  

permitted  to  be for  use  under,  on  or  above  said  property.  

 

Environment  means  the  aggregate  of  social  and  physical  conditions  that  influence  the  life  of  

the  individual  and/or  community.  

 

Equipment  Enclosure  means  a small  enclosed  structure,  shelter,  cabinet,  box  or  vault  at  the  

base  of  the  support  system  within  which  are  housed  batteries,  electrical  equipment,  mechanical  

equipment  or  other  equipment  either  below,  above  or  at  grade.  

 

FAA  means  Federal  Aviation  Administration.  

 

FCC means  Federal  Communications  Commission.  
 

Family  means  one  (1)  or  more  individuals, not necessarily  related, living  together  as a single  

household,  as distinguished  from  a group  occupying  a boarding  house  or  hotel  as defined  herein.  

 

Family  Home  means  the  use  of  a site  for  the  provision  of  a family -based  facility  providing  24 -hour  

care  in  a protected  living  arrangement  with  not  more  than  two  supervisory  personnel  and  not  more  

than  six  residents  who  are  suffering  from  orthopedic,  visual,  speech,  or  hearing  impairments,  
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Alzheimerôs disease,  pre -senile  dementia,  cerebral  palsy,  epilepsy,  muscular  dystrophy,  multiple  

sclerosis,  cancer,  heart  disease,  diabetes,  mental  retardation,  autism  or  emotional  illness.  

 

Filing  Date  means,  with  respect  to  plans  governed  by  this  Ordinance,  the  date  that  plans  are  

determined  to  be complete  and  are  accepted  for  review  by  the  City.  

Fire  Chief  means  the  Fire  Chief  for  the  City  or  his/her  designated  representative.  

 

Flood Plain means a waterway and the adjacent land area subject to inundation during the  

design  storm.  

 

Floor  Area,  Gross  means  the  sum  of  the  horizontal  areas  of  the  floors  of  a building  measured  

from  the  exterior  face  of  exterior  walls  or,  if  appropriate,  from  the  center  line  of  a dividing  wall.  

 

Form Based Hybrid  Zoning  District  means  a City  zoning  district  defined  by  this  

ordinance.   

 

Front  Yard  means  an  area  between  any  required  front  building  setback  and  the  front  property  

line.  

 

Frontage means the width of a lot or parcel abutting a public right -of -way measured at the  

property  line.  

 

Fully  Automated  WCF  means  no on-site  personnel  required  for  the  daily  operation  of  the  WCF. 

 

Gaming  Device  means  a clock,  tape  machine,  slot  machine,  or  other  machine  or  device  for  the  

reception  of  money  or  other  thing  of  value  on  chance  or  skill  or  upon  action  of  which  money  or  

other  thing  of  value  is staked,  hazarded,  bet,  won,  or  lost;  or  any  mechanism,  furniture,  fixture,  

equipment  or  other  device  designed  primarily  for  use in  a gambling  place.  It  does  not  include:  (1)  

A coin - in - slot - operated  mechanical  device  played  for  amusement  that  rewards  the  player  with  the  

right  to  replay  such  mechanical  device;  or  (2)  Vending  machines  by  which  full  and  adequate  return  

is made  for  the  money  invested  and  in  which  there  is no element  of  chance  or  hazard.  

 

Gaming  Room  Facility  means  a place  to  deal,  operate,  carry  on,  conduct,  maintain,  or  expose  

for  play  any  game,  sports  book,  promotion,  sweepstakes,  or  other  activity  electronic  or  otherwise  

that  may  or  may  not  confer  upon  the  patrons  or  participants  the  right,  chance,  or  ability  to  win  

and  or  claim  prizes.  

 

Grade  means  slope;  the  topographic  relief  of  the  land  surface;  or  a standard  of  material  such  

as ñexterior gradeò. 

 

Grading  means  any  stripping,  cutting,  filling  or  stockpiling  of  earth  or  land,  including  the  land  

in  its  cut  or  filled  condition.  

 
Group  Day  Care  Home  means  a facility  that  provides  care  for  less  than  24  hours  a day  for  seven  

(7)  to  twelve  (12)  children  under  fourteen  (14)  years  old.  

 

Group  Home  means  any  Group  Home -Class 1,  Group  Home - Class 2 or  Group  Home -Class 3.  
 

Group  Home - Class  1  means  the  use  of  a site  for  the  provision  of  a family -based  facility  providing  

24 -hour  care  in  a protected  living  arrangement  for  not  more  than  6 residents  and  2 supervisory  

personnel;  provided  that  a Group  Home -Class 1 for  not  more  than  16  residents  and  3 supervisory  

personnel  for  the  facilities  listed  in  this  definition  may  be  located  in  the  MF or  NR Use Components.  
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This  use  includes  foster  homes,  congregate  living  facilities  for  persons  60  years  of  age  or  older,  

maternity  homes,  and  homes  for  persons  with  physical  or  mental  impairments  not  listed  in  the  

description  of  family  home  use.  Persons  with  physical  or  mental  impairments  are  persons  whose  

impairments  substantially  limit  one  or  more  of  the  persons'  major  life  activities,  who  have  a record  

of  the  impairment,  or  who  are  regarded  as having  the  impairment,  as defined  in  the  Americans  

with  Disabilities  Act.  

 

Group  Home,  Class  2  means  the  use  of  a site  for  the  provision  of  a family -based  facility  providing  

24 -hour  care  in  a protected  living  arrangement  for  more  than  6 but  not  more  than  15  residents 

and not more than 3 supervisory personnel.  This use includes foster homes, homes for the  

physically and mentally impaired, homes for the developmentally disabled, congregate living  

facilities  for  persons  60  years  of  age  or  older,  maternity  homes,  emergency  shelters  for  victims  of  

crime, abuse, or neglect, and residential rehabilitation facilities for alcohol and chemical  

dependence.  

 

Group  Home,  Class  3  means  the  use  of  a site  for  the  provision  of  a family -based  facility  providing  

24 -hour  care  in  a protected  living  arrangement  for  not  more  than  15  residents  and  not  more  than  

3 supervisory personnel.  This use includes homes for juvenile delinquents, halfway houses  

providing  residence  instead  of  institutional  sentencing,  and  halfway  houses  providing  residence  to  

those  needing  correctional  and  mental  institutionalization.  

 

Guy  Wire  means  diagonal  cables  utilized  to  tie  towers  to  the  ground  or  other  surfaces.  

 

Hardscape  means  non - living  materials  utilized  as landscape  improvements  such  as 

sidewalks,  decks, fences,  statuary, fountains,  benches,  etc.  

 

Height  means  the  vertical  distance  measured  from  the  finished  floor  to  the  highest  point  of  any  

and all components of the structure, including roof, antennas, hazard lighting, and other  

appurtenances,  if  any,  except  for  those  improvements  listed  in  Article  VIII,  Sec.  8.  

 

Heritage  Tree  means  a living  tree  that  the  City  desires  to  preserve  to  the  greatest  extent  possible 

due to its size, location, history, or any other characteristic, as determined by action of the City 

Council.  

 

Home  Occupation  means  an occupation  that  is incidental  and  secondary  to  the  primary  use  of  

the  premises  as a residence  and  customarily  conducted  in  a residential  dwelling  unit  by  a member  

of  the  occupantôs family,  entirely  within  an  enclosed  structure,  provided  such  use  is not  detrimental  

or  injurious  to  adjoining  property  and  meets  the  conditions  established  in  Article  IV,  Section  9.  

 
Household  means  any  one  of the  following:  
a.  One or  more  persons  related  by  blood,  marriage,  legal  guardianship,  or  adoption,  living  

together  in  a dwelling  unit.  

b.  A group  of  not  more  than  four  persons  not  related  by  blood,  marriage,  adoption,  or  legal  

guardianship  living  together  in  a dwelling  unit.  

c.  Two  unrelated  persons  and  their  children  living  together  in  a dwelling  unit.  

 

Hotel  means  a building  in  which  lodging  or  boarding  and  lodging  are  provided  and  offered  to  the  

public  for  compensation  and  in  which  ingress  and  egress  to  and  from  all  rooms  is made  through  

and  inside  a lobby  or  office  supervised  by  a person  in  charge  at  all  hours.  As such,  it  is open  to  the  

public  in  contradiction  to  a boarding  house,  a lodging  house,  or  an apartment.  

 

Illegal  Lot  means  a lot  which  is part  of  a subdivision  recorded  at  the  county,  created  when  it  

was  subject  to  approval  by  a governmental  entity  which  has  subdivision  approval  authority  as 
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enabled  by  the  State  of  Texas,  was  not  approved  by  such  entity,  and  was  not  otherwise  exempt  

from  such  approval.  

 

Illegal Tract means a tract which was created when it was subject to review by a governmental  

entity which has subdivision approval authority as enabled by the State of Texas, was n ot  

approved  by  such  entity  and  was  not  otherwise  exempt  from  such  approval.  

 

Impervious  Cover  means  roads,  parking  areas,  buildings,  swimming  pools,  rooftop  

landscapes  and  other  construction  limiting  the  absorption  of  water  by  covering  the  natural  land  

surface; this shall include, but not be limited to, all streets and pavement within the  

development.  

 

Improvements means any street, alley, roadway, barricade, sidewalk, bikeway, pedestrian  

way,  water  distribution  system,  wastewater  collection  system,  stor m  drainage  system,  public  

park  land,  landscaping,  or  other  facility  or  portion  thereof  for  which  the  local  government  may  

ultimately assume responsibility for maintenance and operation or which may affect an  

improvement  for  which  local  government  responsibility  is established.  

 

Interior  Lot  means  a lot  other  than  a Corner  Lot.  

 

Landscaping  means  any  combination  of  living  plants,  such  as trees,  shrubs,  vines,  

groundcover, flowers or grass; natural features such as rock, stone, bark chips or shavings;  

and structural features, including but not limited to, fountains, reflecting pools, outdoor art  

work, screen walls,  fences  or  benches.  

 

Landscape  Plan  means  a graphic  that  includes  a planting  plan,  an irrigation  plan  and  a grading  

plan  drawn  at  the same  scale  and  that  clearly  and  accurately  identify  specified  plants,  irrigation  

layout,  equipment,  finish  grade  and  drainage,  specifications  and  construction  details,  plan  sheet  

numbers  and  drawing  date  of  plans  and  may  include  hardscape  features.  

 

Landscape  Reviewer  means  an  employee  or  agent  of  the  City  who  reviews  site  development  

permit  applications  for  compliance  with  the  landscaping  and  screening  requirements  of  the  zoning  

ordinance.  

 

Lattice  Tower  means  a support  structure  that  consists  of  a network  of  crossed  metal  braces,  

forming  a tower  that  is usually  triangular  or  square  in  cross  section.  
 

Legal  Lot  means  either:  

(a)  a lot  recorded  in  the  official  county  plat  records  pursuant  to  and  approved  in  compliance  with  

the  subdivision  regulations  in  effect  at  the  time  of  the  subdivision  or  platting  of  such  lot, by 

a governmental entity or entities which had subdivision approval authority as  enabled  by  

the  State  of  Texas;  or  

(b)  a lot,  which  is part  of  a subdivision  recorded  in  the  official  county  plat  records,  that  existed  in  

its  present  configuration  prior  to  subdivision  regulations  applicable  to  the  lot  being  in  effect  

or  that  is otherwise  exempt  from  such  subdivision  regulations.  

The City of Vanôs subdivision regulations were first enacted on _________________.  The 

Van Zandt       County subdivision regulations were first enacted on ______________ .  
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Legally Platted Lot a lot which is part of a subdivision approved by a governmental entity  

which has, or entities which have, subdivision approval authority as enabled by the State of  

Texas,  and  recorded  in  the  official  county  plat  records.  

 

Legal  Tract  means  a tract  of  land  recorded  in  the  official  county  deed  records  and  having  existed  

in  its  present  configuration  prior  to  applicable  subdivision  regulations  being  in  effect  or  otherwise  

being exempt from such regulations. The City of Vanôs subdivision regulations were first 

enacted on _________________.  The Van Zandt       County subdivision regulations were first 

enacted on ______________ .  

 

Licensed  Carrier  means  a company  authorized  by  the  FCC. 

 

Loading Space means an off - street space designed or used for a vehicle while loading or  

unloading  merchandise  or  materials.  

 

Lot  means  a subdivision  of  land,  tract  or  parcel  intended  as a unit  for  transfer  of  ownership,  or  

for  development,  or  for  occupancy  and/or  use.  

 

Lot  Depth  means  the  average  horizontal  distance  between  the  front  and  rear  property  or  lot  lines.  

 

Lot  Width  means  the  average  horizontal  distance  between  side  property  or  lot  lines.  Lot  width  

can  also  be identified  as the  measurement  of  the  lot  at  the  building  setback  line.  The minimum  

lot  width  for  lots  fronting  a cul -de-sac may  be reduced  to  a minimum  of  thirty  (30ô) feet  at  the  

front  property  line  provided  that  the  minimum  required  lot  width  is provided  at  the  front  setback  

line.  
 

Masonry  means  brick,  stone,  or  stucco.  

 

Mobile Home means a residential structure constructed prior to June 15, 1976, that is  

transportable  in  one  (1)  or  more  sections,  which  is built  on  a permanent  chassis  and  designed  to  

be used  as a dwelling.  No mobile  home  shall  be placed  or  installed  on  any  lot,  tract  or  parcel  of  

land  within  the  City  after  the  effective  date  of  this  ordinance.  

 

Manufactured  Home  means  a residential  structure  constructed  on  or  after  June  15,  1976,  in  

compliance  with  the  rules  and  regulations  of  the  United  States  Department  of  Housing  and  Urban  

Development,  that  is transportable  in  one  (1)  or  more  sections,  which  is built  on  a permanent  

chassis and designed to be used as a dwelling with or without a permanent foundation when  

connected to the required utilities, and includes the plumbing, heating, air -conditioning and  

electrical  systems.  

 

Monopole  means  a self -supporting  telecommunications  tower,  which  consists  of  a single  vertical  

pole,  fixe d into  the  ground  and/or  attached  to  a foundation.  

 

Motel  means  a building  or  group  of buildings  used  as a residence  for  motorists  or  travelers.  

 

Multi - Family  Dwelling  means  a single  structure  designed  to  accommodate  three  (3)  or  more  

households.  

 

Natural Channel means the topography of a waterway prior to construction, installation or  

improvements  thereof.  

 

Natural  Drainage  means  a stormwater  runoff  conveyance  system  not  altered  by  development.  
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Natural  State  means  substantially  the  same  conditions  of  the  land  which  existed  prior  to  its  

development,  including  but  not  limited  to,  the  same  type,  quality,  quantity  and  distribution  of  

soils,  ground  cover,  vegetation  and  topographic  features.  

 

Neighborhood means the area of the City characterized by residential land uses which is  

bounded by physical features (such as river, major street, common access) and/or political  

features  (such  as voting  districts,  subdivision  boundaries).  

 

Neighborhood  Park  means  a privately  ow ned  parcel  of  land,  within  a subdivision,  dedicated  

solely  for  recreational  uses  and  maintained  by  the  residents  of  said  subdivision.  

 

Night  Club  means  an establishment  where  seventy -five  percent  (75%)  or  more  of  monthly  gross  

revenue  sale  is alcoholic  beverages  and  entertainment  is provided.  

 

Non - Automated WCF  means  a WCF with  on -site  personnel  (see  WCF this  section).  
 

Nonconforming  Use  means  a use,  building,  or  yard,  lawfully  existing  on  the  effective  date  of  this  

ordinance,  which  does  not,  by  reason  of design  or  use,  conform  to  the  regulations  of  the  district  in  

which  it  is situated.  

 

Non - Residential Structure means a building or structure not constructed for residential  

purposes  or  as an  accessory  structure  for  residential  purposes,  not  including  non -conforming  uses.  
 

Nursing  home .  A facility  housing  and  providing  care  for  persons  who  are  aged,  chronically  ill,  or  

incurable  who  are  unable  to  care  for  themselves,  but  who  do not  need  medical,  surgical  or  other  

specialized treatment normally provided by a hospital. Services typically include custodial or  

attendant  care  and  meals,  but  may  or  may  not  provide  for  routine  and  regular  medical  and  nursing  

services.  Nursing  home  includes  homes  for  the  aged,  convalescent  and  rest  homes,  but  does  not  

include  assisted  living  or  senior  apartments  or  hospitals  or  similar  medical  facilities.  

 

Off -Site  Improvements  means  any  required  improvement  which  lies  outside  of  the  property  

boundary  of  the  land  being  developed.  

 

Off - Street  Parking  Space  means  an  area  for  one  (1)  motor  vehicle  not  on  a public  street  or  

alley,  with  an  all -weather  surface.  A public  street  shall  not  be  classified  as off - street  use,  however,  

head - in parking  or  parallel  parking  spaces  protected  by  raised  peninsulas  or  islands  adjacent  to  a 

public  street  may  be considered  as off -street  parking  if  approved  by  the  Director  of  Planning.  

 

One  Hundred  (100)  Year  Flood  Plain  (see  Regulatory  100 -year  flood  plain)  

 

Open Air Vending means engaging in a commercial business within the City selling, displaying,  

exhibiting or offering for sale or for the purpose of taking orders, any goods, merchandise,  

products  or  services  from  any  vehicle,  cart,  stand,  stall,  tent,  or  other  such  structure,  from,  in  

or upon  any private premises or public property, outside a permanent, established structure  

which  has  received  a certificate  of  occupancy  and  complies  with  the  applicable  zoning,  building  

codes, and site development requirements of the City.  The term does not include peddlers,  

solicitors, or itinerant vendors who continuously move about from place to place and who do not  

occupy any particular parcel of private property as a permanent or stationary place for the  

conduct of their business.  The term shall exclude authorized mobile food, seasonal and  

temporary  food  establishments  and  garage  sales  compliant  with  the  requirements  of  City  code.  
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Ornamental  Tree  means  a tree  that  is identified  as a small  tree/large  shrub  in  the  preferred  

plant  list  maintained  by  the  Planning  Department.  

Outdoor Animal Yard, Outdoor Animal Boarding or Other Un - soundproofed Animal  

Area  means a commercial enterprise which includes an outdoor animal yard or any other  

commercial  un -soundproofed  animal  area  containing  five  or  more  animals  and  which  charges  a 

fee  for  services  such  as animal  adoption,  selling,  trading,  sitting,  boarding,  kenneling,  training,  

veterinary  care  or  exhibits,  shows  or  similar  activities  where  such  activities  are  conducted  in  an  

outdoor  animal  yard  or  any  other  un -soundproofed  animal  area;  and  does  not  include  public  or  

private animal parks or activities associated with residential uses that are not on a fee basis. Un - 

soundproofed  animal  area  does  not  include  an area  within  a completely  enclosed  building  that  is 

insulated  for  typical  weather  conditions.  

 

Outdoor  Display  means  the  display  of  sample  inventory,  merchandise,  consignment  items  or  

other items for sale, rent or lease and outside a permanent, established structure which has  

received  a certificate  of  occupancy  and  complies  with  the  applicable  zoning,  building  codes,  and  

site  development  requirements  of  the  City.  Outdoor  display  includes  landscaping,  landscaping  

supplies, vehicles, RVôs, trailers, farm equipment, construction equipment and accessory  

buildings for sale, rent or lease, but display of such items, or other similar items that would  

normally be utilized outside, is not limited to sample items.  Except for items that would  

normally  be stored  and  utilized  outside,  outdoor  display  occurs  only  during  the  business  hours  

of  the  applicable  business  establishment.  

 

Outdoor Storage means the storage or placement of any inventory; building, landscaping,  

construction or other materials; machinery; supplies; equipmen t; merchandise; and items  

being  repaired  or  otherwise  processed,  stored,  re -equipped,  handled,  assembled,  distributed,  

inventoried, re - fitted, mixed, parked, or altered and not located within a permanent building  

approved  by  the  City  for  such  purpose.  Outdoor  storage  includes  inactive  vehicles  associated  

with  the  business,  farm  equipment,  permanent  outdoor  equipment,  construction  equipment  or  

other  equipment  waiting  for  repair,  under  repair,  waiting  for  customer  pick -up  or  temporarily  

idle;  RV and  trailer  storage;  commercial  vehicle  parking,  and  wrecker  impoundment  vehicles.  

Outdoor storage does not include materials for a residentôs personal use on a residential lot 

such  as firewood,  gardening  materials,  etc.  or  agricultura l goods  and  equipment  or  vehicles  for  

sale  or  lease.  

 

Overspray  means  water  that  hits  the  hardscape  or  non - irrigated  areas.  Overspray  is a major  

source  of  water  waste  in  the  landscape.  

 

Parking  Module  means  a parking  area  consisting  of  an aisle  and  parking  spaces  on  at  least  one  

side  of  the  aisle.  Parking  spaces  on  one  side  of  an  aisle  is a single  loaded  parking  module.  Parking  

spaces  on  both  sides  of  an  aisle  is a double  loaded  parking  module.  

 

Parking  Space  (see  Off -Street  Parking  Space)  

 

Paved  Area  means  an  area  surfaced  with  asphalt,  concrete  or  similar  impervious  pavement,  

providing  an  all -weather  surface.  Gravel  or  base  material  is not  considered  a paved  surface.  

 

Permanent  means  intended  to  last  indefinitely,  a minimum  of  six  (6)  months.  

 

Planting  Area  means  any  area  designed  for  landscape  planting  having  a minimum  of  ten  (10)  

square  feet  of  actual  plantable  area  and  a minimum  inside  dimension  on  any  side  of  eighteen  

(18ò) inches.  
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Primary Structure means a structure in which the principal use of the lot is conducted. For  

example,  for  single - family  residential  lots,  the  house  is the  primary  structure.  

 

Privacy  Fence  means  an  opaque  fence  or  screen  at  least  six  (6)  feet  in  height.  A fence  shall  

be considered opaque if it is made of opaque materials and constructed so that gaps in the  

fence do not exceed one -half (1/2) inch. Fences using boards placed on alternating sides of  

fence  runners  shall  be considered  opaque  if  the  boards  overlap  at  least  one -half  (1/2)  inch.  

 

Private  Club  (see  Bar).  

 

Public  means,  with  respect  to  land  and  interests  in  land  within  the  City  limits,  the  City;  and,  

with  respect  to  land  and  interests  in  land  within  the  ETJ limits,  the  general  public.  

 

 

Public  Park  means  a City  owned  or  leased  parcel  of  land  dedicated  solely  for  public  recreational  

uses  and  maintained  by  the  City.  

 

Public Use means places of non -commercial public assembly or administrative functions where  

the primary activity is contained within a building(s), including but not limited to churches,  

schools  and  government  buildings.  

 

Rain  Sensor  means  an electric  device  that  measures  rainfall  and  will  override  the  irrigation  cycle  

of an irrigation system, turning it off when a predetermined amount of rain has fallen. It is  

suggested  that  rain  sensors  be set/adjusted  so they  automatically  shut  off  the  irrigation  system  

after  not  more  than  one - fourth  inch  (1/4 - inch)  of  rainfall  has  occurred.  Rain  sensors  must  be 

installed  according  to  manufacturerôs instructions  in  a location  that  will  provide  full  exposure  to  

rainfall.  They  should  also  be maintained  in  good  working  condition.  

 

Rainwater  Harvesting  System  means  all  improvements  associated  with  the  collection,  filtration,  

storage  and  conveyance  of rainwater  for  purposes  of  utilizing  this  water  for  approved  uses.  

 

Rear  Yard  means  an area  between  any  required  rear  building  setback  line  and  the  rear  property  

line.  

 

Regulatory  100 - Year  Flood  Plain  means  the  One hundred  (100)  year  flood  plain  as defined  

by  the  Federal  Emergency  Management  Act  (FEMA).  

 

Replacement Trees means new landscape trees to be planted by the developer to replace  

Significant  Trees, other trees, and other vegetation  removed  during  the  development  of  

property.  

 

Research,  Testing  and  Development  Laboratory  means  an  indoor  facility  where  scientific  

research  and  development,  not  including  biotechnology  and  nanotechnology  or  other  research  

deemed  hazardous  by  the  Planning  or  Fire  Departments,  is conducted  and  analyses  performed.  

These  uses  are  typically  characterized  by  controlled  uniformity  of  conditions  (constant  temperature, 

humidity, cleanliness). No facilities for overnight stays by human test subjects shall  be provided,  

nor  shall  such  overnight  stays  be permitted.  Typical  uses  include  pharmaceuticals,  medical  

instrumentation  or  supplies,  communications  and  info rmation  technology,  electronics  and  

instrumentation  and  computer  hardware  and  software.  Allowed  uses  do not  include  the  mass  

manufacture, fabrication, or processing of products. No outdoor storage is permitted. Research  

involving  the  use  of  animals  or  human  cadavers  is not  permitted.  
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Research, Testing and Development Laboratory (Intense) means an indoor facility where  

scientifi c research  and  development  is conducted  and  analyses  performed.  The business  may  

include  testing  laboratories  for  product  development,  including  the  construction  and  testing  of  

prototypes.  Typical  uses  include  biotechnology,  nanotechnology,  pharmaceuticals,  medical  

instrumentation or supplies, communications and information technology, electronics and  

instrumentation and computer hardware and software. Allowed uses also include the mass  

manufacture, fabrication, processing or on -site retail sale of products.  Outdoor storage is  

permitted  with  the  combination  of  the  appropriate  site  component  and  adhering  to  the  screening  

requirements  listed  in  Article  VI  of  the  Form Based Hybrid Zoning  city  Ordinance.  Research  

involving  the  use of  animals  or  human  cadavers  is not  permitted  unless  conducted  wholly  within  

a building,  and  must  be conducted  in  accordance  with  all  applicable  local,  state,  and  federal  

regulations.  

 

Residential  Areas  and  Residential  Districts  mean  one  or  more  Form Based Hybrid Zoning  

districts  containing     a residential  component   

 

Residential Condominium and Condo means a single - family unit that is occupied by one  

household.  Condominium  developments  typically  include  multiple  units  on  one  lot  with  common  

ownership.  

 

Restaurant  means  an establishment  which  collects  revenues  from  the  sale  of  prepared  food  for  

on-premise  consumption  and  less  than  75%  of the  revenues  are  from  alcoholic  beverages.  

 

Reverse Frontage Lot means a double frontage lot which is to be developed with the rear  

yard  adjacent  to  a major  street  and  with  the  primary  means  of  ingress  and  egress  provided  on  

an  adjacent  minor  street.  

 

Reviewing  Departments  means  all  departments  of  the  City,  or  agents  thereof,  that  engage  in  

the  review  of site  development  permit  applications  for  compliance  with  City  code.  

 

Right - of - Way means a strip of land occupied or intended to be occupied by a street, crosswalk,  

railroad, road, electric transmission line, or oil or gas pipe line, water distribution main,  

wastewater or storm sewer main, or for other similar purpose or use. The usage of the term  

"right -of -way" for land platting purposes shall mean that every right -of -way hereinafter  

established  is to  be separate  and  distinct  from  the  lots  or  parcels  adjoining  such  right -of -way  

and  not  included  within  the  dimensions  or  areas  of  such  lots  or  parcels.  Right -of -way  intended  

for streets, crosswalks, water distribution mains, wastewater and stormwater collection  

systems,  or  any  other  use  involving  maintenance  by  a public  agency  shall  be dedicated  to  the  

public  by  the  developer  where  such  right -of -way  is established.  

 

Right -of -Way  (With  specific  regards  to  wireless  communication  facilities)  means  all  public  streets  

and utility easements, now and hereafter owned by the City of Van  or other public entity, but  only  

to  the  extent  of  the  city  or  public  entityôs right,  title,  interest  or  authority  to  grant  license  to  occupy  

and  use such  streets  and  easements  for  wireless  communication  facilities.  

 

Service  Area  means  contained  areas  within  which  a wireless  communication  facility  is able  to  

transmit  clear  signals,  generally  circular  in  form.  

 

Setback  Line  (see  Building  Setback  Line)  

 

Sexually Oriented Business means an adult arcade, adult bookstore or adult video store,  

adult  cabaret,  adult  motel,  adult  motion  picture  theater,  escort  agency,  or  nude  model  studio.  
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Shadow  flicker  means  the  visible  flicker  effect  when  rotating  blades  of  the  wind  generator  cast  

shadows  on the  ground  and  nearby  structures  causing  a repeating  pattern  of  light  and  shadow.  

 

Shrub  means  any  self - supporting  woody  evergreen  and/or  deciduous  species.  

 

Side Yard means an area between any required side building setback and the side property  

line.  

 

Sign Band means a portion of the exterior wall of the building generally located near of the  

eve of a structure and out of a material different from the remainder of the wall or along the  

eve  of  a canopy,  usually  oriented  horizontally,  and  including  business  or  industry  identification  

colors,  logos,  signage  or  other  similar  features.  

 

Significant  Tree means  a living  tree  that  the  City  desires  to  preserve  to  the  greatest  extent  

possible due to its size, location, history, or any other characteristic, as determined by action of 

the City Council.  

 

Single - Family Dwelling means a building designed for or occupied exclusively by one (1)  

household.  

 

Single - Family District means one or more Form Based Hybrid Zoning districts containing a 

single - family  residential component  

 

Site  Plan  means  a layout  of  all  proposed  site  development  showing  the  information  required  

on the most recent site development application/checklist and this Chapter. A copy of the  

most recent site development application/checklist shall be kept on file in the Planning  

Department.  The site development shall include all utility lines and utility facilities present  

and  proposed  to  be installed  on private  property  and/or  street ROW.  

 

Slope means the vertical change in elevation divided by the horizontal distance over which that  

vertical  change  occurred.  The slope  is usually  given  as a percentage.  

 

Small wind energy system means a wind energy conversion system consisting of a wind  

generator,  a tower,  and  associated  control  or  conversion  electronics,  which  has  a rated  capacity  of  

100  kilowatts  or  less  and  will  be used  primarily  for  onsite  consumption.  

 

Smart  Code  means  the  Smart  Code adopted  by  the  City  of  Van, Texas.  

 

Soil means the upper layer of the earth in which plants grow and contains humus, minerals,  

available nutrients, and beneficial micro -organisms, resulting in a favorable condi tion for  

vegetative  growth.  

 
Solar  Energy  System means  either  of  the  following:  

(a)  Any solar collector or other solar energy device, in compliance with the applicable  

International  Building  Code,  along  with  its  ancillary  equipment,  whose  primary  purpose  is to  

provide  for  the  collection,  storage,  and  distribution  of  solar  energy  for  space  heating,  space  

cooling,  electric  generation,  or  water  heating.  

(b)  Any  structural  design  feature  of  a building,  whose  primary  purpose  is to  provide  for  the  

collection,  storage,  and  distribution  of  solar  energy  for  electricity  generation,  space  heating  or  

cooling,  or  for  water  heating.  

 

Stealth means a telecommunications tower or antenna that is effectively camouflaged or  

concealed  from  view,  i.e.:  a man -made  tree;  clock  tower;  church  steeple;  bell  tower;  utility  pole;  
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light standard; identification pylon; flagpole; or similar structure, designed to support and  

camouflage  or  conceal  the  presence  of  telecommunications  antennas.  

Story  means  tha t  portion  of  a building  other  than  a cellar,  included  between  the  surface  of  any  

floor  and  the  surface  of the  floor  next  above  it  or,  if  there  is no  floor  above  it,  then  the  space  

between the floor and the ceiling next above it.  A storage area above a primary use is not  

considered  a ñstoryò for  purposes  of  this  ordinance.  If  a story  is variable  in  height,  for  purposes  

of calculating masonry and other standards associated with this ordinance, the story shall be  

considered  to  be  a consistent  height  equal  to  the  height  of  the  predominant  story  level.  

 

Street  means  any  public  or  private  right -of -way  which  affords  the  primary  means  of  vehicular  

access  to  abutting  property.  

 

Street  Facing  Wall  means  the  exterior  wall  of  a building,  including  any  off - sets,  projections  

or  recesses,  facing  a street  or  within  forty - five  (45)  degrees  of  such  orientation  and  within  four  

hundred  (400)  feet  of  the  street.  A wall  is considered  facing  a street even  if  there  is another  

public  ROW between  the  wall  and  the  street.  A wall  is not  considered  facing  a street  if  another  

building  or  other  permanent  screening  material  on  site  is between  the  wall  and  the  street  and  

such building or materials block the view of the wall from the street by at least seventy - five  

percent  (75%)  from  all  adjacent  primary  view  angles.  Five -year  projected  maturity  of  any  on -  

site  evergreen  planted  materials  may  be considered  in  the  screening  assessment.  

 

Street  Facing  Garage a garage  that  has  a door  oriented  so that  it  faces  a street  or  is within  

forty - five  (45)  degrees  of  such  orientation.  A garage  door  is considered  facing  a street  even  if  

there  is another  public  ROW between  the  door  and  the  street.  A garage  door  is not  considered  

facing  a street  if  another  building  or  other  permanent  screening  material  on  site  is between  the  

wall  and  the  street  and  such  building  or  materials  block  the  view  of  the  wall  from  the  street  by  

at least seventy - five percent (75%) from all adjacent primary view angles.  Five -year  projected  

maturity of any on -site evergreen planted materials may be considered in the screening  

assessment.  

 

Street  Line  means  that  line  limiting  the  right -of -way  of  the  street  and  being  identical  with  the  

property  line  of  persons  owning  property  fronting  on  the  streets.  

 

Street  Pole  means  a telephone,  electric  or  cable  television  pole  located  in  a developed  street  

right -of -way  for  public  utility  distribution.  

 

Street  Side  Yard  means  an  area  between  any  required  side  building  setback  line  and  the  side  

property  line  abutting  a public  right -of -way,  and  measured  perpendicular  to  the  building  to  the  

closest  point  of  the  side  property  line  abutting  the  right -of -way.  

 

Stucco  means  "Cement  Plaster",  as defined  in  the  currently  adopted  version  of  the  International  

Building  Code  (IBC),  installed  as an  exterior  wall  covering  in  accordance  with  the  requirements  

of  the  IBC.  

 

Structural  Alterations  means  any  change  in  the  supporting  members  of  a structure,  such  as 

bearing  walls,  columns,  beams,  or  girders.  

 

Structure means any building or anything constructed or erected on the ground or which is  

attached  to  something  located  on  the  ground.  Structures  include,  but  are  not  limited  to,  buildings,  

telecommunication towers, sheds, covered parking, retain ing walls four (4) feet or higher  

(measured  from the  bottom  of  the  footing  to  the  top of  the  wall),  permanent  signs  and  other  

similar  improvements.  
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Subdivision means the division or re -division of land into two (2) or more lots, tracts or parcels  

for the purpose of development, laying out any addition to the City, or for laying out any  

subdivision  or  building  lots,  or  any  lot,  street,  alley,  access  easement,  public  utility  easement,  

park or other portion intended for use by the public, or f or the use of any owner, purchaser,  

occupant,  person  or  entity.  

 

Submittal  Schedule  means  a schedule  prepared  by  the  Director  of  Planning  and  adopted  by  the  

Planning  & Zoning  Commission.  This  schedule  shall  include  filing  dates  and  action  dates  associated  

with  the  site  development  permit  applications.  

 

Support  Structure  means  the  structure  to  which  an  antenna  and  other  necessary  associated  

hardware  are  attached.  Support  structures  include,  but  are  not  limited  to,  the  following:  
(a)  Non-residential  structure;  

(b)  Monopole  ï a single  pole  sunk  into  the  ground  and/or  attached  to  a foundation;  

(c)  Street  pole  ï a telephone,  electric  or  cable  television  pole  located  in  a street  right -of-way.  

 

Tiny House means a single - family detached house that is between one hundred forty (140)  

square  feet  and  seven  hundred  (700)  square  feet  in  size.  This  house  is a permanent  structure  

that  is constructed  on  or  off  site.  

 

Tower  means  a mast,  pole,  monopole,  lattice,  other  structure  primarily  used  to  support  antennas  

or  an  area  of  any  building  structure  no  larger  than  15x15  ft.  

 

Tower,  Freestanding  means  a tower  that  is a self -supporting  structure  attached  to  the  ground  

by  a foundation,  not  physically  attached  to  a building  or  structure.  

 

Townhouse  means  an attached  or  detached  single -family  unit  that  is occupied  by  one  household  

from  the  ground  to  the  roof.  

 

Traffic  Impact  Analysis  (TIA)  means  a study  of  the  impacts  of  a development  on  the  City's  

transportation  system  conducted  by  a registered  professional  engineer.  

 

Trailer,  Recreational  Vehicle,  Mobile  Home  or  Manufactured  Home  Camp  or  Park  means  

a lot  or  tract  of  land  utilized  for  two  or  more  recreational  vehicles,  mobile  homes,  manufactured  

homes  or  similar  residences  manufactured  with  or  able  to  be fitted  with  a truck  (wheel  and  axle)  

assembly  for  the  purpose  of  mobility.  

 

Transportation  Criteria  Manual  means  the  ________________ Transportation  Criteria  

Manual  as adopted  by  the  City  of  Van . 

 

Tree  means  any  living,  self - supporting  woody  plant  species  which  normally  grows  to  an  overall  

minimum  height  of  at  least  fifteen  (15)  feet.  

 

Tree  Survey  means  a scaled  drawing  accurately  showing  the  location,  caliper  and  critical  root  

zone  of  significant  trees  in  relation  to  the  property  boundaries.  

 

Two  (2)  Family  Dwelling  means  a building  designed  for  or  occupied  exclusively  by  two  (2)  

families.  

 

Variance means a grant of relief to a person from the requirements of this ordinance when  

specific enforcement would result in unnecessary hardship. A variance, therefore, permits  

construction  or  development  in  a manner  otherwise  prohibited  by  this  ordinance.  
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Vines  mean  any  woody  or  herbaceous  plants  which  may  cling  by  twining,  by  means  of  aerial  

rootlets  or  by  means  of  tendrils,  or  which  may  simply  sprawl  over  the  ground  or  other  plants.  

 

Wall,  Front  means  any  wall  surface  of  a building  or  structure  that  includes  the  front  door  and  

faces a street adjacent to the building or structure, or is offset by less than forty - five (45)  

degrees from the street, or as determined by the Director of Planning, and includes all  

projections  or  insets  from  such  wall.  

 

Wall,  Side  means  any  wall  surface  of  a building  or  structure  not  a front  wall  that  faces  a side  

property line adjacent to the building or structure, or is offset by less than forty - five (45)  

degrees  from  the  side  property  line,  or  as determined  by  the  Director  of  Planning,  and  includes  

all  projections  or  insets  from  such  wall.  

 

Wall,  Street  Facing  (See  Street  Facing  Wall)  
 

Watershed  means  area  from  which  stormwater  drains  into  a given  basin,  river  or  creek.  

 

Waterway  means  any  natural  or  man -made  channel  conducting  storm  water  from  a two  (2)  

year  storm  event  at  a depth  of  eight  (8)  inches  or  more  and  at  a rate  of  fifteen  (15)  cubic  feet  

per  second  or  more.  Street  pavement  shall  in  no  instance  be considered  a waterway.  

 

Whip  Antenna  (See  ñOmni-Directional  Antennaò) 
 

Wildscape  is a word  combination  of  wildlife  and  landscape,  denoting  landscaping  for  wildlife.  

Wildscapes  are  small  habitats  that  provide  three  essential  ingredients  for  a variety  of  wildlife  ï 

food,  water  and  shelter.  Native  plant  materials  are  a major  component  of  a wildscape.  

 

WCF (wireless communication facility) means a facility that transmits and/or receives  

electromagnetic  signals,  including  antennas,  microwave  dishes,  parabolic  antennas,  directional  

antennas  and  other  types  of  equipment  for  the  transmission  or  reception  of  such  signals,  towers  

or  similar  structures  supporting  the  equipment,  equipment  buildings,  shelters,  cabinets,  parking  

area,  and  other  necessary  development.  

 

Wood  Yard  means  a tract  of  property  used  for  the  storage  of  wood  either  for  use  as firewood  or  

as a building  material.  Usually,  the  area  is fenced  for  safety  and  security  reasons.  

 

Wrap Building means a building that includes retail or office space around an above -grade  

parking  structure.  The commercial  uses  screen  the  parking  garage  from  view  of the  street.  

 

Yard means an open area between any required building setback line and the relevant property  

line  not  subject  to  public  ROW.  

 

SECTION  7:  POLICY  

In  order  to  carry  out  the  purposes  herein above  stated,  it  is hereby  declared  to  be the  policy  of  

the  City  to  consider  the  zoning  of  land  as subject  to  the  control  of  the  municipality,  pursuant  to  

this  ordinance  and  the  Comprehensive  Plan,  as adopted  or  amended  from  time  to  time,  for  the          

orderly,  planned,  efficient  and  economical  development  of  the  City  and  its  jurisdiction.  

 

SECTION  8:  APPLICATION  

The provisions of this ordinance shall, except as specifically provided otherwise in this  

ordinance,  apply  to  all  land  within  the  jurisdiction  of  the  City.  
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SECTION  9:  EXEMPTIONS  

The provisions  of  this  ordinance  shall  not  apply  to:  

(a)  Cemeteries  which  obtain  a Special  Use Permit  and  comply  with  all  state  and  local  laws  

and  regulations;  
(b)  Legal  lots,  parcels  or  tracts  created  by  order  of  a court  of  competent  jurisdiction;  

(c)  Commitments  for  the  construction  of  public  utility  buildings  for  the  City  made  prior  to  

the  passage  of  this  ordinance.  

 

SECTION  10:  ENFORCEMENT  OF REGULATIONS  

(a)  No building  permit,  certificate  of  occupancy,  plumbing  permit,  electrical  permit,  or  utility  

tap  shall  be issued  by  the  City  for  or  with  respect  to  any  land  within  the  City  limits  for  any  

parcel or  plat  of  land  for  which  development  was  initiated  or  restarted  after  the  effective  

date of, and not in conformity with, the provisions of this ordinance, until all applicable  

requirements  of  this  ordinance  have  been  satisfied  and  accepted  by  the  City  of  Van.  

 

(b)  This  ordinance  may  be further  enforced  by  injunction  and  other  judicial  proceedings,  either  

at  law  or  in  equity;  and,  in  lieu  of  or  in  addition  to  any  other  authorized  enforcement  or  

action  taken,  any  person  who  violates  any  term  or  provision  of  this  ordinance,  with  respect  

to  any  land  or  development  within  the  City,  by  fine  and  penalties  as provided  herein.  
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ARTICLE  II  -  ESTABLISHMENT  OF ZONIN G 

REGULATIONS  

SECTION  1:  GENERAL  

(a)  Conformity  to  Form Based Hybrid Zoning  District  Requirements  

No building  or  site  improvements  shall  be  erected,  structurally  altered,  enlarged,  added  to,  or  

rebuilt;  nor  shall  any  land,  building  or  premises  be developed,  or  designated  for  use  for  any  

purpose  or  in  any  manner  other  than  provided  for  hereinafter  in  the  Form Based Hybrid Zoning  

Distric t in which  the  building,  land  or  premises  is located,  and  in  the  regulations  of  thi s ordinance;  

provided,  however,  that  necessary  structural  repairs  may  be made  where  health  and  safety  are  

endangered.  Furthermore,  no  open  space  surrounding  any  building  shall  be encroached upon by 

a structure or reduced in any manner, unless the same shall conform to  the  regulations  herein  

established.  

 
(b)  Conformity  to  Other  City  Ordinances  

No building  or  site  improvements  shall  be  constructed,  installed,  enlarged,  erected,  converted,  

reconstructed  or  altered  except  in  conformance  with  the  entire  applicable  ordinances  and  

procedures  of  the  City  including,  but  not  limited  to,  the  Sign  Ordinance,  Business  Regulations,  

Building  Codes,  permit  requirements  and  procedures, the Site Development Ordinance,  and  the  

Subdivision  Ordinance.  

 

SECTION  2:  ESTABLISHMENT  OF ZONING  DISTRICTS  

(a)  Zoning  Districts  

For  the  purposes  of  this  ordinance,  the  City  of  Van  is hereby  divided  into  Form Based Hybrid Zoning  

Districts. Each district is governed by standards that are in a Table of Dimensions, Densities, and 

Access Standards and by a Table of Allowable Uses. Each Form Based Hybrid Zoning  District,  is 

considered  a discrete  and  unique             zoning  district.  

 

The districts are enumerated below:  

¶ Rural District  

¶ Nature District  

¶ Town District  

¶ Downtown District  

¶ Connector Districts  

¶ Corridor Districts  

¶ I -20 Interchange Districts  

  

(b)  Zoning  Map  

(1)  The location  and  boundaries  of  the  districts  herein  established  are  shown  on  the  

Zoning  Map,  which  is attached  hereto  and  hereby  incorporated  by  reference  and  

made  a part  of  this  ordinance  as Appendix  1.  It  shall  be the  duty  of  the  City 

Administrator, or as applicable, the Director of Planning,  to  maintain  the  Zoning  Map 

together  with  all  notations,  references,  and  other  information  shown  thereon,  and  

all  amendments  thereto.  

(2)  The conversion  of  districts  established  prior  to  the  adoption  of  this  ordinance  shall  

be in  accordance with, and the zoning map of the City of Van is hereby amended, 

as described  by  the  following  zoning  district  conversion  chart  and  statements:  

(i)  The portions  of  the City of Van that are zoned CBD, Central Business 

District are rezoned to Downtown District.  

(ii)  The portions  of  the City of Van that are zoned R -1, Single -Family District 
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are rezoned to Town District.  

 

 

ZONING  DISTRICT CONVERSION  

Existing Zoning  
New Form Based Hybrid Zoning 

Districts  

    Rural District  

    Nature District  

R-1 Single -Family Residential  Town District  

CBD Central Business District  Downtown District  

    Connector District  

    Corridor District  

    I -20 Interchange District  

 

(c)  District  Boundaries  

Where  uncertainty  exists  with  respect  to  the  boundaries  of  the  established  districts  as shown  on  

the  Zoning  Map,  the  following  rules  of  construction  shall  apply:  

(a)  Where  district  boundaries  are  indicated  as approximately  following  the  centerlines  

of  streets  or  highways,  street  lines  or  highway  right -of -way  lines  shall  be construed  to  

be said  boundaries.  

(b)  Where  district  boundaries  are  so indicated  that  they  approximately  follow  the  lot  lines,  

such  lot  lines  shall  be construed  to  be said  boundaries.  

(c)  Where  district  boundaries  are  so indicated  that  they  are  approximately  parallel  to  

the  center  lines  of  streets  or  highways,  such  district  boundaries  shall  be construed  as 

being  parallel  thereto  and  at  such  distance  there  from  as indicated  on  the  Zoning  Map.  

If  no  distance  is given,  such  dimension  shall  be determined  by  the  use  of  the  scale  

on  said  Zoning  Map.  

(d)  In subdivided property, the district boundary lines on the Zoning Map shall be  

determined  by  use  of  the  scale  appearing  on  the  map.  

(e)  In  the  case of a district  boundary  line  dividing  a property  into  two  (2)  parts,  the  district  

boundary  line  shall  be construed  to  be the  property  line  nearest  the  district  line  as shown  

unless  such  dividing  line  was  intended  during  the  zoning  of  the  property.  

(f)  Whenever  any  street,  alley  or  other  public  right -of -way  is vacated  by  official  action  

of  the  Council,  the  district  shall  be automatically  extended  to  the  center  of  such  

vacation  and all area included in the vacation shall then and henceforth be subject 

to all  regulations  of  the  extended  districts.  

(g)  Where the streets or highwa ys on the ground differ from the streets shown on the  

Zoning  Map,  those  on  the  ground  shall  control.  

(d)  Uses  Not  Permitted  in  Any  District  

The following  uses  are  specifically  prohibited  in  all  areas  of  the  City:  

(1)  Storage, manufacturing, purifying, packaging, re -packaging, processing, selling 

or  supplying  toxic  or  highly  flammable  chemicals,  gases  or  other  substances  as a 

primary  use  regardless  of  quantities  involved.  

(2)  Above  ground  tank  farms  for  storage  of gasoline,  fuel  oils,  gases,  propane,  chemicals  

or  other flammable, corrosive or toxic substances as a primary use or in total 
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onsite  quantities  exceeding  30,000  liquid  gallons  or  equivalent.  

(3)  Battery manufacturing or recycling; animal feed lots; meat packing (not including  

processing of game animals); plastics  manufacturing;   pulp/paper   manufacturing;    

rubber    manufacturing;  tanneries; temporary buildings and structures except 

those described; toxic waste  storage  or  disposal;  vehicle  and  materia l recycling  

(salvage)  and  reclamation  yards;  billboards;  off  premise  signs  (except  as otherwise  

approved  by  the  City  Council);  tallow,  grease  or  lard  manufacture  or  refining;  liquid  

asphalt  manufacture  or  refining;  coal  yard  or  coke  yard;  fat  rendering;  garbage,  offal  

or  dead  animals  reduction  or  dumping;  pot  ash  works;  stock  yard  or  slaughter  of  

animals  or  fowl;  tar  distillation  or  manufacture;  mixing plant for concrete, mortar, 

cement, plaster or paving materials except as  temporarily  permitted  with  a specific  

major  project;  rock  crusher  except  as temporarily  permitted  as part  of  an  active  

permit  for  a development  issued  by  the  City  where  the  material  is to  be used  on  site,  

stone  mill;  quarry  and  mining  operations;  explosives  or  fireworks  manufacture  or  

storage;  fertilizer  manufacture;  acetylene  gas  manufacture  or  storage;  ammonia,  

bleaching  powder  or  chlorine  manufacture;  pyroxylin  manufacture;  gas  

manufacture;  poison  manufacture.  

(4)  Other  similar  uses  as determined  by  the  City Administrator, or as applicable, the 

Director of Planning  based  on  the  criteria  of  paragraph  (f)  below.  

(5)  The  following  uses  may  be  approved  as a PUD district  but  is not  permitted  in  any  

distri ct:  

(6)  A recreational  vehicle,  mobile  home  or  manufactured  home  camp  or  park;  and  

(7)  An outdoor  vendor  venue  (fixed  location).  

 

(e)  Determination  of  Appropriate  District  

For uses not classified in this ordinance, the City Administrator, or as applicable, the Director 

of Planning, shall work with the  property owner to determine the district appropriate for the 

proposed use, site and  architectural improvements.  If the proposed use is not substantially 

similar to a use  permitted  within  the  district  in  which  the  property  is located,  or  is not  

substantially  similar  to a use permitted within another district, or if agreement is not reached, 

the issue will  be submitted to the Commission.  The following criteria shall be used to 

determine the  appropriate classification of any use not listed in this ordinance and whether 

a use is  considered  principal  or accessory:  

(1)  The  actual  or  projected  characteristics  of  the  activity  in  relationship  to  the  stated  

characteristics  of  each use category.  

(2)  The  relative  amount  of  site  area  or  floor  space  and  equipment  devoted  to  the  

activity.  

(3)  Relative  amounts  of  sales  from  each  activity.  

(4)  The customer  type  for  each  activity.  

(5)  The relative  number  of  employees  in  each  activity.  

(6)  Hours  of  operation.  

(7)  Building  and  site  arrangement.  

(8)  Vehicles  used  and  their  parking  requirements.  

(9)  The relative  number  of  vehicle  trips  generated.  

(10)  The likely  impact  on  surrounding  properties.  

(11)  Whether the activity is likely to be found independent of the other activities on the  

site.  

 
(f)  Minimum  Requirements  

(1)  In  their  interpretation  and  application,  the  provisions  of  this  ordinance  shall  be held  

to be minimum requirements adopted for the promotion of public health, safety,  
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and  general  welfare.  

(2)  Whenever  the  requirements  of  this  ordinance  are  at  variance  with  the  requirements  

of  any  other  lawfully  adopted  rules,  regulations,  or  ordinances,  the  requirement  that  

is most restrictive or that imposes higher standards as determined by the City 

Administrator, or as applicable, the Director of Planning  shall  govern.  

(3)  The  issuance  of  any  permit,  certificate  or  approval  in  accordance  with  the  standards  

and requirements of this ordinance shall not relieve the recipient of such permit,  

certificate or approval from the responsibility of complying with all other applicable  

require ments of any other city, state or federal agency having jurisdiction over 

the  structures  or  land  uses for  which  the  permit,  certificate  or  approval was  issued.  

(4)  Any  use  that  is not  specifically  listed  as permitted  by  this  ordinance,  and  is deemed  

by the City Administrator, or as applicable, the Director of Planning, as to not be 

substantially similar in nature to a use  specifically listed as permitted, shall  be 

prohibited; unless this ordinance is amended  by  the  City  Council  to  permit such  use.  

SECTION  3:  ZONING  OF ANNEXED  AREAS  

(a)  Interim  Zoning  District  

All  territory  hereafter  annexed  to  the  City  of  Van shall  be temporarily  classified  as Rural District,  

pending subsequent action by the Commission and Council for  permanent zoning.  A land 

owner who is zoned temporarily and has been annexed  involuntarily  may  request  permanent  

zoning  for  no  fee  except  for  direct  expenses  incurred  during  the  process  as long  as such  

application  is submitted  to  the  City  within  two  years  from  the  date  of  involuntary  annexation.  

 

(b)  Permits  in  Interim  Zoned  Areas  

In  an area  temporarily  classified  as Rural,  no  permits  for  the  construction  of  a building,  site  

improvements  or  use  of  land  other  than  uses  allowed  in  said  Form Based Hybrid Zoning  district 

under  this  ordinance  shall  be issued  by  the  City  Building  Official.  
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ARTICLE  III  ï ZONING DISTRICTS DEFINE D 

SECTION  1:  Rural Zoning District  

 

The Comprehensive Plan Description :  

These are areas that should realize only limited development. They consist of larger parcels. 

Some existing parcels are as small as ½ acre, but the ideal size is 10 acres or larger. A 

portion of these areas are and should be utilized for food production, i ncluding animal, 

grain, fruits, nuts, and produce. These areas are important because it helps define the edge 

of Van. The edge is where the distinction of Van begins. It can be imagined as a perimeter 

with multi - layered benefits. Those include: establishes  a visually appealing entry to town, 

provides a location for animal and grain production, provides a stopping point for 

development and avoiding isolated ñsuburbanò type residential with disconnected yards 

rather than connected natural areas; this pattern of conservation will provide for a 

concentration and effective delivery of municipal services, and it helps provide a cooling 

mechanism and air cleaning function through transpiration and carbon absorption.  

 

(a)  Statement  of  Intent  

The Rural Zoning District is intended to provide a band of countryside that surrounds the 

city. It is rural in nature and may be used for agriculture purposes. The City will provide 

limited utility service in the form of water only. It is low density in na ture and has limited 

residences and businesses within the boundaries of the District. It is critical for achievement 

of the visions within the Comprehensive Plan for  Van to be a small town surrounded by 

countryside. This countryside contributes to the heal th, safety, and welfare of the community 

by providing the air cleaning properties of nature.  

 
(b)  Conforming  Uses  

The primary uses within this district include agriculture and ranching activities, and open space 

preservation. All other uses are considered acc essary uses including:   

(1)  Single - family  dwelling   

(2)  Community  services including  community  center,  civic organizations,  fraternal  

organizations, and cemetery / mausoleum not including a crematory or embalming  

facilities  

(3)  Golf  courses  (public  and  private)  and  all  associated  improvements  and  activities,  but  not  

including miniature golf courses, golf practice ranges (unless associated with a 

golf  course),  or  similar  forms  of  commercial  amusement  

(4)  Home  occupations  (see  Article  IV,  Section  8 for  Use Standards)  

(5)  Place of  worship  

(6)  Water  supply  reservoirs  and  pumping  plants  when  screened  from  public  view  

(7)  Wireless  communications  facilities  (WCFs)  attached  to  street  poles  or  facades  attached  

to  non -residential  buildings  or  stealth  WCFs are  permitted  subject  to  the  provisions  

of  this ordinance.  Freestanding WCFs, including lattice towers and mono - poles, are  

prohibited.  

(8)  (For lots or tracts three or more acres in size) ranches, dairy farms, stables, riding    

academies  and  roping  arenas;  including  the  feeding,  raising  and  breeding  of  agricultural  
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livestock  and  exotic  hoof  stock;  however,  with  exception  of  commercial  feed  lots  whic h 

are not  permitted,  and  the  exception  that  not  more  than  one  large  animal  ( e.g.,  a horse,  

cow,  bull  or  similar  animal)  or  five  small  animals  (e.g.,  goats,  sheep  or  similar  

animal)  may  be permitted  for  each  acre  of  grazeable  land.  Grazeable  land  shall  be 

land  that  is fenced and maintained with suitable forage for grazing of the particular 

species. Barns  and stables shall not be located within 25 feet of any property line. 

(See Chap. 2,  City  Code  for  animal  control  regulations)  

(9)  Agricultural,  small  wind  energy  systems,  solar  energy  systems  and  rainwater  

harvesting  systems  including  or  similar  to:  

(i)  As accessory  uses,  solar  energy  systems  designed  to  supply  energy  for  use on  

the  premises,  and  rainwater  harvesting  systems  meeting  the  standards  of  

Article  IV,  Sec.  5 of  Article  14.200.  In  addition,  if  approved  with  a special  use  

permit,  small  wind energy systems may be approved as an accessory use if 

meeting the  standards  of  Article  IV,  Sec.  5 of  Article  14.200.  
(ii)  Hunting  and/or  hunting  leases  (for  lots  or  tracts  three  or  more  acres  in  size).  

(iii)  Farming  or  truck  gardens,  limited  to  the  propagation  and  cultivation  of  plants.  
 

(10)  Other  similar  uses  as determined  by  the  City Administrator, or as applicable, the 

Director of Planning  [ see Article  II,  Sec.  2,  (f)].  

 
(b) Uses Not Allowed  

(1)  Commercial dairies, commercial feed lots, commercial slaughter houses, 

commercial poultry operations .  

(2)  Off road motorized vehicle trails , tracks  and venues.  

 
(c)  Lot  Size  Minimum  

All lots within this district shall be 10 acres in size or greater.  

(d)  Exceptions  
(1)  Streets  may  be constructed  to  Alternate  Urban  Standards  without  curb  and  gutter  

(see  Transportation  Criteria  Manual).  

(2)  Sidewalks  are  not  required.  

(3)  Dip  driveways  (without  a culvert)  are  permitted  across  ñbarò ditches  if  the  depth  of  

the  water  is no greater  than  one  foot  during  a twenty - five  (25)  year  storm  event.  

(4)  Street  lights  are  not  required.  

 

(e)  Additional  Requirements:  

(1)  All additions to existing buildings will match the architecture and existing 

materials, or better.  

(2)  New barns and other accessary buildings shall match the local vernacular in 

appearance and materials. Metal buildings shall be screened from view of streets , 

roads and neighboring parcels.  

 

SECTION  2:  Nature Zoning District  

 
The Comprehensive Plan Description :  

This area consists of floodplains, flood prone areas, wetlands, woodland areas, groupings of 

trees and shrubbery. These areas are expected to be kept in their natural condition, other 

than trail and walkway development. They are stitched together with a se ries of greenways, 

areas that connect the natural elements.  



 

Draft Zoning Ordinance ï Version 3 6 2022- Subject to Change                        38  

 

(a)  Statement  of  Intent  

The nature zone is areas to be left undeveloped. It is floodplains, wooded areas, and 

vegetation zones all linked together with greenways. There may be pedestrian facilities 

along and within the district. All residents should be less than 5 minutes from a nature 

zone. The zone serves as the air purifier of the city as the trees and vegetation remove 

carbon from the air and sequester it in the tissue of the plants. The contributes 

tremendously to the health and welfare of the citizenry and provides an enviro nment that 

man can better co -exist with nature. The use of these nature zones for a pedestrian 

network provides the basis of preserving the small town, village like nature of the 

community.  

 
(b)  Conforming  Uses  

The primary uses within this is open space, wild life habitat, drainage and water conveyance 

and a pedestrian and bicycle transportation network.  

(1)  Limited residential uses subject to design criteria.  

(2)  Pedestrian and bicycle facilities  

(3)  Nature education facilities  

(4)  Golf  courses  (public  and  private)  and  all  associated  improvements  and  activities,  but  not  

including miniature golf courses, golf practice ranges (unless associated with a 

golf  course),  or  similar  forms  of  commercial  amusement  

(5)  Restroom Facilities  

(6)  Parks,  playgrounds  and  associated  equipment  and  facilities,  recreational  amenity  

center  

(7)  Water  supply  reservoirs  and  pumping  plants  when  screened  from  public  view  

 

(8)  (For lots or tracts three or more acres in size) ranches, dairy farms, stables, riding  

academies  and  roping  arenas;  including  the  feeding,  raising  and  breeding  of  agricultural  

livestock  and  exotic  hoof  stock;  however,  with  exception  of  commercial  feed  lots  which  

are  not  permitted,  and  the  exception  that  not  more  than  one  large  animal  ( e.g.,  a horse,  

cow,  bull  or  similar  animal)  or  five  small  animals  (e.g.,  goats,  sheep  or  similar  

animal)  may  be permitted  for  each  acre  of  grazeable  land.  Grazeable  land  shall  be 

land  that  is fenced and maintained with suitable forage for grazing of the particular 

species. Barns  and stables shall not be located within 25 feet of any property line. 

(See Chap. 2,  City  Code  for  animal  control  regulations)  

(9)  Agricultural and hunting,  
i.  There is no h unting  within the Nature Zone.  

ii.  Farming  or  truck  gardens,  limited  to  the  propagation  and  cultivation  of  plants.  

iii.  Other  similar  uses  as determined  by  the  City Administrator, or as applicable, the 
Director of Planning  [ see Article  II,  Sec.  2,  (f)].  

 

(c)  Lot  Size  Minimum  

There is no minimum lot size for parcels within this district.  

(d)  Exceptions  

 

(e)  Additional  Requirements:  (Each  of  the  uses  denoted  herein  shall  conform  to  the  

following development standards.   

 



 

Draft Zoning Ordinance ï Version 3 6 2022- Subject to Change                        39  

SECTION  3:  Town Zoning District  

 
The Comprehensive Plan Description :  

These town areas are adjacent to the corridors and the downtown. They have a 
variety of lot sizes, housing types and spacing, and neighborhoods. It is where most 
of the residents live with access, by all modes including cyc ling and walking to small 

neighborhood serving retail and businesses. Most of the housing today is detached 
and was built between 1930 and 2000. It is the area Van is growing within; but 

should do so with a new pattern and a greater variety of infill housi ng. It is critical 
that as it grows, the proper connectivity is provided and property street types.  

 

(a)  Statement  of  Intent  

The Town Zoning District is the area where neighborhoods are located. Th is is where people live 
and where they immediately experience the environment of the community. Existing conditions 

are a diversity of densities and housing types and t he Comprehensive pl an call s for the Town 
Quality of Life area to have a diversity of housing , with all housing types encouraged. In that 

spirit, four  overlays are created that allow the various character areas of the city to be identified 
and coded  to accommodate future deve lopment without compromising the character of the 

immediate neighborhood.  The standards within the Town Zoning District are to encourage the 
development of the pedestrian realm. It is the place of beginning of the door -to-door experience 
when residents leave their home as a pedestrian , and it is where a sense of place can be 

reinforced to deepen the bond residents may develop with the place. The effective pedestrian 
realm is characterized by the sense of space created by building placement, paths and 

connections forming multiple route options, destinations , a sense of safety, and shade. The 
standards directly those items enforce the health, safety, and welfare of the community.  
 
(b)  Conforming  Uses  
A building  or  premise  shall  be used  subject to the Table of Uses, Article IV.  

 

(c)  Lot  Size  

Lot sizes may be as small as 3,500 square feet.  

(d)  Exceptions  

 

(e)  Additional  Requirements:  (Each  of  the  uses  denoted  herein  shall  conform  to  the  

following development standards.   

 

 Preservation of existing buildings  

 Compliance with Table of Uses Article IV  

 Compliance with Dimensional Standards Article V  

 Compliance with Site Development Ordinance  

 
(f)  Overlays Created  

An overlay is a method to place another layer of regulations on top of the base zone 

regulations. They can be used to protect environmentally special areas, or other community 

assets justifying a more sensitive treatment. The overlays established here are applied to the 

undeveloped areas of the Town Zoning District. Their location was determined by the nature 

of the adjoining developed area. For areas with a difference of characteristics, the least 

intensive overlay was applied.  
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(1)  Rural Town Over lay  

These areas represent the least densely developed part of Van. They are residential in nature 

with large lots. Rarely is there a commercial use within these areas.  

 

The General Standards within this overlay  are:  

Minimum Lot Size    ½ Acre or Larger  

Minimum  Home Size    1,400 square feet  

Maximum Building Height   3 stories  

Commercial Uses    None  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     None on Lanes, 5ô on Streets 

Allowable Uses    Per Table of Uses, Article IV  

Diversity Requirements   Per Di mensional Standards, Article V  

Lot Coverage Ratio    25%  

Average Gross Density   2 Units per Acre  
 
 

(2)  Hamlet Town Overlay  

These areas are of a medium density for the region. They are residential in nature, but may 

also have nonresidential uses.  

 

The General Standards within this overlay  are:  

Minimum Lot Size    9,000 square feet up to ½ acre  

Minimum Residence Size   800 square feet, Per Dimensional Standards, Article V  

Maximum Building Height   3 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     None on Lanes, 5ô on Streets 

Allowable Uses    Per Table o f Uses, Article IV  

Diversity Requirements   Per Dimensional Standards, Article V  

Lot Coverage Ratio    50%  

Average Gross Density   4 Units per Acre  
 

 

(3)  Village Town Overlay  

These areas are of a higher density for the region. They are residential in nature, but ma y 

also have nonresidential uses.  

 

The General Standards within this overlay  are:  

Minimum Lot Size    3,500 square feet for residential up 9,000 square feet  

Minimum Residence Size   800 square feet, Per Dimensional Standards, Article V  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     None on Lanes, 10ô on Streets 

Allowable Uses    Per Table of Uses, Article IV  

Diversity Requirements   Per Dimensional Standards, Article V  

Lot Coverage Ratio    75%  

Average Gross Density   9.5 Units per Acre  
 

 

(4)  Pre - Car  Town Overlay  
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These areas are for those desiring the creation of a unique special place intended to be car 

free. It is only limited in size and height.  

 

The General Standards within this overlay  are:  

Minimum Zone Size     1 acre  

Maximum Zone Size    5 acres  

Minimum Lot Si ze   Per Development Agreement  

Minimum Residence Size   Per Development Agreement  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per Development Agreem ent  

Allowable Uses    Per Development Agreement  

Diversity Requirements   Per Development Agreement  

Lot Coverage Ratio    65%  

Average Gross Density   35 Units per Acre  
 
 

SECTION  4:  Downtown Zoning District  

 
The Comprehensive Plan Description :  

Downtown is the cultural center of Van. With restaurants and other local services, Downtown 

is where people meet, enjoy one another, do business and seek new opportunities. It is also 

where most of the oldest buildings in Van are located. This area has a responsibilit y of 

representing the community by the buildings, their condition, as well as new public spaces to 

provide places for citizens to enjoy life .  

 

(a)  Statement  of  Intent  
The character of downtown Van is established by the size  and placement  of the buildings 

and of the materials used. The regulations are intended to allow the downtown to evolve , 

yet with the new improvements matching the existing scale and materials. Downtown 

should also be a place visitors can walk within and residents can w alk to and be safe for 

all ages.  

 

(b)  Conforming  Uses  

The primary uses within this district are small businesses.   

(1)  Retail businesses, offices, restaurants,  

(2)  Limited residential uses subject to design criteria.  

 

(c)  Lot  Size  Minimum  

There is no minimum lot size for parcels within this district.  

(d)  Exceptions  

 

(e)  Additional  Requirements:  (Each  of  the  uses  denoted  herein  shall  conform  to  the  

following development standards.   

 

 Preservation of existing buildings  

 Compliance with Table of Uses Article IV  

 Compliance with Dimensional Standards Article V  

 Compliance with Site Development Ordinance  
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SECTION  5:  Connector Zoning District  

 

The Comprehensive Plan Description :  

These corridors are the areas where special attention must be given because of the 

opportunities they represent, or because they are currently, or possibly will soon be 

experiencing a transition of its characteristics.  

 

(a)  Statement  of  Intent  
The Comprehensi ve Plan identifie s 3 areas worthy of classification as a Connector Zone. 

These areas are important because one represents a future development opportunity to 

create on a larger scale a representa ti on of the village feel as interpreted in new 

development. T he other two areas are where pressures exis t for residential areas to 

transition to a more intensive use and the zoning map expands on those areas identified 

in the comprehensive and adds two more areas . The Connector Zoning District has two 

overlays that  may be applied for as development is ready to occur.  

 

(b)  Conforming  Uses  

The primary uses within this district are small businesses.   

(1) Retail  businesses, offices, restaurants,  

(2)  Residential.   

 

(c)  Lot  Size  Minimum  

The  lot size is 3,125 square feet.  

(d) Exceptions  

(e) Additional  Requirements:   

Each of  the  uses  denoted  herein  shall  conform  to  the  following development standards.   

 

 

 Preservation of existing buildings  

 Compliance with Table of Uses Article IV  

 Compliance with Dimensional Standards Article V  

 Compliance with Site Development Ordinance  

 
(f)  Overlays Created  

An overlay is a method to place another layer of regulations on top of the base zone 

regulations. They can be used to protect environmentally special areas, or o ther community 

assets justifying a more sensitive treatment. The overlays established here are made 

available to parcel owners within the Connector Zoning District to facilitate a change in use 

or other modifications to the parcel and its improvements. To initiate this change, the 

owner, shall apply for the appropriate geographical overlay. Compliance within the 

standards of the overlay shall cause an administrative approval for the overlay and the 

applicant may apply for a development permit.   

 
(1)  Linkage Con nector Overlay   

This overlay is for areas that can make large scale impact by making a place -based 

connection between places within the community.  

 

The General Standards within this overlay are:  
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Minimum Lot Size    12,000 Square Feet   

Minimum Residence Size   400 Square Fe et  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per Development Standards  

Allowable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    50 %  

Average Gross Density   4 Units per Acre  
 

  

(2)  Character Connector Overlay  

This overlay is for those places that have a pressure to change to a more intense use. A 

parcel owner may seek this overlay when they desir e to make a change from existing 

conditions on their parcel within the Connector Zoning District.  

 

The General Standards within this overlay are:  

Minimum Lot Size    3,500  Square Feet   

Minimum Residence Size   400 Square Feet  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per Development Standards  

Allowable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    75%  

Average Gross Density   15 Units per Acre  
 

 
 

SECTION  6:  Corridor Zoning District  
 

The Comprehensive Plan Description :  

These corridors represent the major roadways and adjacent lands that lead into and through 

town. They provide the first impression to visitors, and are the areas that residents see as 

they travel about town. The characteristics of these corridors represent part of what needs to 

be preserved and enhanced. Development of a different intensity may occur within these 

corridors.  Each corridor also has its own characteristics and pressures that may cause it to 

change in an undesirable way. The major corridors become a living, master structure of Van 

because of these characteristics and the other character -defined areas should be s een in this 

conte xt .  

 

(a)  Statement  of  Intent  
The Comprehensive Plan identifies 4 areas as Corridors. These corridors are the experience 

visitors have when they traverse through Van. These can almost be viewed as the visual 

focus that may distract from a complet e view of the rest of the city . Each corridor is unique, 

and why they serve common functions, each justifies its own corridor overlay .  

 

(b)  Conforming  Uses  

The primary uses within this district are small businesses.   

(1)  Retail businesses, offices, restaurants,  
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(2)  Schools and school related facilities, such as sports facilities.  

(3)  Residential.  

 

(c)  Lot  Size  Minimum  

The lot size is 3,125 square feet .  

(d) Exceptions  

(e) Additional  Requirements:   

Each of  the  uses  denoted  herein  shall  conform  to  the  following development standards.   

 

 Preservation of existing buildings  

 Compliance with Table of Uses Article IV  

 Compliance with Dimensional Standards Article V  

 Compliance with Site Development Ordinance  

 
(f)  Overlays Created  

An overlay is a method to place another layer of regulations on top of the base zone 

regulations. They can be used to protect environmentally special areas, or other community 

assets justifying a more sensitive treatment. The overlays established here are made 

available to parcel owners within the Corridor Zoning District to facilitate a change in use or 

other modifications to the parcel and its improvements. To initiate this change, the owner, 

shall apply for the appropriate geographical overlay. Complianc e within the standards of the 

overlay shall cause an administrative approval for the overlay and the applicant may apply 

for a development permit .  

  
(1)  North Corridor  Overlay   

The North Corridor has Van Independent School District  facilities along  the majority of its 

western edge. The eastern side of the corridor could experience pressure for commercial 

drive thru facilities.  
 

The General Standards within this overlay are:  

Minimu m Lot Size    12,000 Square Feet  

Minimum Residence Size   400 Square Feet  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per Development Standards  

Allo wable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    75%  

Average Gross Density   9.5 Units per Acre  
 

  

(2)  South Corridor  Overlay  

This overlay is for those places that have a pressure to change to a more intense use.  

 

The General Standards within this overlay are:  

Minimum Lot Size    12,000 Square Feet  

Minimum Residence Size   400 Square Feet  

Maximum Building Height   4 stories  

Comme rcial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 
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Sidewalks     Per Development Standards  

Allowable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    75%  

Average Gross Density   15 Units per Acre  
 

(3)  East Corridor  Overlay  

This overlay is for those places that have a pressure to change to a more intense use.  

 

The General Standards within this overlay are:  

Minimum Lot Size    12,000 Square Feet  

Minimum Residenc e Size   400 Square Feet  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per Development Standards  

Allowable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    75%  

Average Gross Density   15 Units per Acre  
 

(4)  West Corridor  Overlay  

This overlay is for those places that have a pressure to change to a more intense use.  

 

The General Standards withi n this overlay are:  

Minimum Lot Size    12,000 Square Feet  

Minimum Residence Size   400 Square Feet  

Maximum Building Height   4 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per D evelopment Standards  

Allowable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    75%  

Average Gross Density   15 Units per Acre  
 
 

 

SECTION  7:  I - 20 Interchange District  

 
The Comprehensive Plan Description :  

This area around the interchanges of I -20 is the gateway to Van. This corridor can be 

considered the major entryways into Van and are the first chance a first impression will be 

created by the first - time visitor. It is also the area that will  be the most difficult to 

implement a unique village feel within; but it can be accomplished with certain design 

features such as fencing, landscaping and a coherent traffic pattern for cars and trucks. See 

first image below from a project proposed in Durh am, NC. Jobs will be created here, tax 

revenues generated here, and those businesses and jobs can be enhanced through a 

stakeholder driven approach to a comprehensive design and traffic strategy.  
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It is important the city pursue through annexations the opp ortunity to get two additional 

interchanges into the cityôs jurisdiction. This will provide sales tax collection opportunities and 

the ability to determine the character of these gateways into the community.  

 

(a)  Statement  of  Intent  
The Comprehensive Plan identifies the value of the Interstate interchanges as drivers 

of economic activity. The standards for this district are designed to make the 

developed parcels convenient and safe for travelers. These interchanges are also the 

place wh ere automobile dominated used may cluster, allowing traditional Van to be 

as car free as possible.   

 

(b)  Conforming  Uses  

The primary uses within this district are small businesses.   

(1)  Retail businesses, offices, restaurants,  

(2)  Large Retail Services  

(3)  Drive thru serv ices  

(4)  Hotels, motels,  

(5)  Large Apartment Complexes  

(6)  RV Parks  

(7)  Communication facilities.  

 

(c)  Lot  Size  Minimum  

The  minimum lot size is 3,125 square feet.  

(d)  Exceptions  

(e)  Additional  Requirements:  

 Each of  the  uses  denoted  herein  shall  conform  to  the  following development standards.   

 

 Preservation of existing buildings  

 Compliance with Table of Uses Article IV  

 Compliance with Dimensional Standards Article V  

 Compliance with Site Development Ordinance  

 

General Development Standards within the district are:  

 

Minimum Lot Size    6,000 Square Feet  

Minimum Residence Size   400 Square Feet  

Maximum Building Height   8 stories  

Commercial Uses    Yes, Per Table of Uses, Article IV  

Block Length     650ô Street Break/350ô Path Break 

Sidewalks     Per Development Standards  

Allowable Uses    Per Table of Uses  

Diversity Requirements   Per Dimensional Standards  

Lot Coverage Ratio    75%  

Average Gross Density   25  Units per Acre  
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ARTICLE  IV  -  USE  STANDARDS  

AND TABLE OF ALLOWABLE USES  
SECTION 1: TABLE OF ALLOWABLE USES  

The following table list the uses that are allowed in each district. Any use not listed, shall be 

determined by Article II, Section 2C.  

 TABLE OF ALLOWABLE USES  

Primary Use  Use  Rural  Nature  Town  Downtown  Connector  Corridor  I - 20  

Auto 

Dependent  

Bank (With 

drive - thru)  
          A A 

 Auto Repair  
        A A A 

 

Automobile Fuel 

Sales  
      A A A A 

 
Carwash      A A A A A 

 

Commercial 

parking  
      A A A A 

 

Convenience 
Store (With 

Fuel)  

      A A A A 

 

Drive Thru 
Service Window  

    A*    A*  A*  A 

 

Heavy 

Equipment/Truck 
Repair  

              

 

Office/ 

Warehouse  
        A*  A*  A 

 

Paint and Body 

Shops  
            A 

 

Restaurants 

(With Drive 

thru)  

    A*  A*  A*  A*  A 

 

RV, Trailer, 

Commercial 

Motor Vehicle, or 

Boat Outdoor 

Storage  

    A*  A*  A*  A*  A*  

 
Self -service 

storage/Mini -  

Warehouse  

    A*  A*  A*  A*  A*  

 

 auto 

accessor ies and 

installations  

          A*  A 

 Travel Centers  
            A 

 

Vehicle Sales 

(New & Used), 

Rental, Repair  

          A*  A*  

 

Vehicle Sales 

(New), Rental, 

Repair  

          A*  A*  

 

Warehouse and 

Distribution  
            A 

 

Wrecker 
Impoundment, 

Towing  

        A*  A*  A*  

 
        

Production 
Activities  

Major equipment 

sales and leasing  
            A 

 
Greenhouse                
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Manufacture, 

Assembly or 

Processing of 

Materials of Non 
Hazardous 

Materials  

            A 

 

Manufactured 
Housing Sales  

            A 

 
Office      A A A A   

 

Outdoor 

Processing of 

Materials  

              

 

Research, 

Testing & 

Development 

Laboratory  

    A*  A*  A*  A*  A 

 

Wholesale 

Activities  
            A 

 
Wood yard              A 

 
        

Professional 
Services  

Artisan & 

Handcraft 

Activities  

A   A A A A A 

 

Contractor & 

Building Material 

Storage  

    A*  A*  A*  A*  A*  

 
Cultural Facilities  A     A A A A 

 

Funeral Home, 

Including 
Embalming & 

Cremation  

            A 

 

Funeral Home, 

No Embalming 
or Cremation  

    A A A A A 

 

Group Home 

Class 1  
    A A A A   

 

Group Home 

Class 2  
      A A A A 

 

Group Home 

Class 3  
      A     A 

 

Home 

Occupations  
A   A A A A A 

 

Office, Medical      A A A A A 

 

Real Estate 

Sales Office 

during the 

development 

and sale of a 

residential 

subdivision  

    A A A A   

 

Veterinarian 

Office  
    A A A A A 

 

Veterinarian 

Office, Animal 

Hospital or 

Animal Boarding  

          A A 

 
        

Public Service 
& Education  

Colleges, 

Universities, 

Vocational 

Schools, Higher 
Learning 

Institution  

    A A A A A 

 
Hospital        A A A A 
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Place of Worship      A A A A   

 

Public Buildings      A A A A A 

 

Schools, public 

or private 

including all 

levels up to high 

school  

    A A A A A 

         

Recreation, 
Entertainment, 

Tourism  

Amenity Center  A A A A A A A 

 

Bed and 

Breakfast  
A   A A A A A 

 

Theater or 

Auditorium Less 
than 100 seats  

    A A A A   

 

Theater 

Auditorium More 
than 100 seats  

      A   A A 

 
Bingo        A     A 

 

Indoor 

Entertainment 

activities  

A     A     A 

 

Outdoor 

Entertainment  
X X   X X X X 

 

Golf 

course/country 

club  

A A         A 

 

Park and related 

facilities  
    A A A A   

 

Party Hall 
(Rental Hall)  

      A*  A*  A*  A 

 
        

Residential  Apartment      A A A A A 

 
Boarding House      A A A A   

 

Assisted Living 

or Nursing Home  
    A A A A A 

  
Manufactured 

Homes  
A!    A!  A!  A!  A!    

 

Mixed Use/ 

Apartment  
    A A A A   

 
Residences  A   A A A A A 

 

Single -Family, 

Attached  
    A A A A   

 

Single -Family, 

Detached  
A   A A A A   

 

Single - family, 

zero lot line  
    A A A A   

 

Cottage 

Courtyard  
    A A A A   

 

Apartment 

Complex (2 or 

more buildings)  

        A A A 

 

One to Four 

Family Home 

with Shared 

Foyer  

    A A A A   
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Tiny Home      A A A A   

 
Townhouse      A A A A   

 

Two -Family 
Dwelling  

    A A A A   

 
        

Retail Products 
and Services  

Bakery      A A A A A 

 

Bank (Without 

drive - thru)  
    A A A A A 

 

Bar, Nightclub or 

Private Club  
      A     A 

 

Car Title Loan 

Shop  
      A     A 

 

Cigar , Smoke 

Shop  
    A A A A A 

 

Commercial 

Laundry 

(Laundry mat)  

    A*  A*  A*  A*  A 

 

Convenient 

Store (Without 

Fuel)  

    A*  A A A A 

 

Cosmetic 

Services  
    A  A  A  A  A  

 

Day Care for 6 

or fewer children  
    A A A A   

 

Day Care, all 

other  
      A A A A 

 
Farmer's Market        A A A A 

 
Florist Shop      A A A A A 

 
Grocery Store      A A A A A 

 
Gymnasium        A A A A 

 
Hooka Lounge        A A A A 

 
Hotel / Motel      A*  A A*  A*  A 

 
Liquor Store        A A A A 

 
Medical Clinic      A A A A   

 

Nutrition, 

Vitamins, CBD  
    A A A A A 

 
Pawn Shop      A A A A   

 
Payday Lending      A A A A   

  

Personal 

Services (Barber 
Shop, Beauty 

Shop, Tailoring, 

Dressmaking, 

Shoe Repair, 

Small Appliance 

Repair, Bicycle 

Repair, Retail 

Bakeries, 

Catering, Dry 
Cleaning)  

    A A A A A 

 Pet Shop        A A A A 

 
Pharmacy      A A A A   
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Restaurants 

(Without Drive 

thru)  

    A A A A A 

 

Retail Sales of 

New Products 

and Service  

    A*  A*  A*  A*  A*  

 

Retail Sales, 

Second Hand 

Resale and 

Services  

    A*  A*  A*  A*  A*  

 

Stand Alone 

Crematory or 

Embalming 

Establishment  

          A*  A*  

 

Tattoo and/or 

Body Piercing  
      A*  A*  A*  A*  

 

Yoga, Pilates, 

Exercise  
    A A A A A 

 
        

Utility  
Passenger 
terminal  

      A     A 

 
                

 
                

 

Electric 

Transformer 

Yard  

              

 
Utility, Major      A*  A*  A*  A*  A*  

 
Utility, Minor      A*  A*  A*  A*  A*  

 

Wireless 

Communications 

-  Stealth  

            A 

 

WTF, Self -

standing  
            A 

A= Allowed  

* Subject to Screening and Dimensional Standards  

! Subject to Manufactured Housing Standards  

 

SECTION  2:  SPECIAL  USE PERMIT  

(a)  Uses  Qualified  

The City  Council  may,  by  ordinance  adopted  by  a majority  vote,  grant  a Special  Use Permit 

for  the  following  special  uses  in  any  district  in  which  the  use  is otherwise  prohibited  by  

this ordinance,  except  as herein  provided.  The Council  may  impose  appropriate  conditions  

and  safeguards,  including  a specified  period  of  time  for  the  permit,  to  protect  the  

Comprehensive  Plan and  to  conserve  and  protect  property  and  property  values  within  the  

neighborhood  and City.  
(1)  Airport,  landing  field,  or  landing  strip  for  aircraft  

(2)  Amusement  Park , but  not  within  three  hundred  (300)  feet  of  any  residential  district  

(3)  Circus  or  carnival  grounds,  but  not  within  three  hundred  (300)  feet  of  any  

residential  district  
(4)  Commercial,  recreational  or  amusement  development  for  temporary  or  seasonal  

periods  

(5)  Private  operated  community  building  or  recreation  field  

(6)  Radio  or  television  broadcasting  tower  or  station  

(7)  Drive - in  theater  on  a site  of  not  less than  ten  (10)  acres  

(8)  Cemeteries  

(9)  Kiosks  or  other  temporary  or  seasonal  open -air  vending  

(10)  Accessory  buildings  that  exceed  sizes  permitted  by  this  ordinance  


















































































































